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ABSTRACT 
Amo ng government o f f i c i a l s ,  p l a nne r s , a nd c i t i ze n s  there i s  an 
a lmo st  unive r s a l  b e l i ef that a ny economi c growth wi l l  be nef i t  the 
peo p l e  of the area in which it occur s .  Thi s re search t e st s that 
a s sump t i o n  t hrough a n  ana ly s i s  of r e sort  d eve lopment i n  the Gat l i nburg , 
Tennes see area f rom 1 9 30 t o  1 9 7 3 . I t s  purpo se i s  to i nve st igate the 
pro c e s s e s  of change accompanyi ng rapid eco nomi c growth wi th a par t i c u l ar 
empha s i s on how i nd i ge nou s land owne r s  and e nt r epreneu r s  have f ared a s  
par t i c ipa nt s i n  the economi c syst em . 
A geographi c approach i s  emp loyed to exam i ne the proc e s s e s  whi ch 
shape the eco nomi c character o f  the area and a f f ect i nd i ge nous  par t i c i­
pat io n . Ev i d e nc e  o f  rapi d economi c growth i s  document ed t hrough 
sequent i a l  count s of popu l at i o n , v i sitor s , bui l d i ng s , busi ne s ses , a nd 
gro s s  bu s i ne s s  receipt s for var ious repr e se ntat ive year s f rom 19 30 t o  
1973 . The t e r r i t o r i a l  growth o f  G at l i nburg i s  measured through expansion 
of  the i ncorpo rated area , bui l t-up area, a nd f ragment ed ( sma l l -par c e l )  
area wi th spec i a l  at t ent i o n  t o  the role  o f  c ommercial  and re sident i a l  
land u se s . 
T he impact o f  economi c growth o n  i nd igeno u s  part i c ipat io n  i s  
i nd i c at ed by the chang i ng cont r o l  of land and busine s s e s  i n  the st ud y  
area. Land owner shi p data were obt a i ned d i rect ly f rom t ax r ecord s .  
Data o n  bu s i ne s s  ownership were t aken f rom f i e l d  inve sti gat io n and other 
pr imary sour c e s . The par t i c i pa nt s are c l a s s i f i ed as i nd i genou s 
resid ent s of Sev i er County , newcomer s  of t e n yea r s  or l e s s  a s  of 1 97 2 , 
and out sider s .  
iv  
It wa s found that i nd i ge no u s  peo p l e  are part i c ipat i ng l e s s  a nd 
l e s s  i n  t he maj o r  be nef i t s  of Gat l i nburg ' s  economic growt h . Ou t s i d e r s  
and newcomer s a r e  rapi d l y  i nc r ea s i ng t h e i r  cont ro l of mot e l  ac commoda­
t i o n s  and key specu l at i ve land . Overa l l  benef i t s  t o  i nd i ge no u s  l and 
owner s and e nt r epreneu r s  have been quite  l imi t ed s i nc e  about 1 9 68 . 
Mo reover , thi s shi f t  o f  benef i t s t o  exogeno u s  partic ipant s i s  a 
consequence of the proc e s s e s  of re sort d ev e lopment and may be expec t ed 
to occur i n  s imi l ar growth e l sewher e .  
v 
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Wi nnick 1 and Hanse n
2 
have comp l ai ned that regi o na l  growth 
progr ams usua l ly are desi gned to  improve the eco nomi c we l f are of areas 
r ather than peop l e .  The improv eme nt o f  man 1 s existenc e  or soc i a l  
we l f are seems to  be  t h e  o nl y  r e a so nable  j u st i f i cat io n for  eco nomi c 
growth , but eco nomi st s admit that mo st growt h mod e l s  do  not mea sure 
i nd iv idual  we l f ar e . 3' 4' 5 Among government o f f i c i a l s ,  p l anner s ,  a nd 
c i t izens , the r e  r emai ns a n  a l mo s t  u nive r sa l  be l i e f  that any economi c 
growth wi ll bene f i t  the area i n  which it occur s .  The succ e s s  of 
d ev e lopment programs i nvari ab ly i s  measured by regi st e r i ng increases i n  
j ob s , i ncome s , hou si ng ,  o r  whatev er per area . Nei ther the programs 
no r the ir  mea sure s  o f  succe s s  are conc e r ned wi th spec i f i c  ef f e c t s  o n  
the i nd igeno u s  popu l at io n . For  examp l e , a p l an may b e  c o n s id e red 
1Loui s Wi nnick , ''P l ac e  Prosperity v s .  Peo p l e  Pro sper i ty: W e l f are 
Co nsiderations  in  the Geographic Red i st r ibut i o n  of Economi c Activ i ty ," 
in E s says in U rban Land Eco nomi c s  ( Lo s  Ange l e s : Rea l Estate Re search 
Progr am , U niver s i t y  of Ca l i f o r ni a , 1 9 66 ) , pp . 273-283 . 
2N i l e s  M .  Hansen , Rur a l  Poverty and the U rban Cr i s i s  ( B loomi ng­
t o n , I nd . : I nd i ana Unive r s i t y  Press , 1 970) . 
3Ho r st S i ebert , Regional Eco nomi c Growth: Theory and Poli cy 
( Scr a nto n ,  Pa . : I nt er nat ional  Textbook Company , 1 9 69 ) , p .  25, 
4Mo se s Abr amo vi t z , "The We l f are I nterpretat i o n  of S ecu l ar Trend s 
i n  Nati o nal  I ncome a nd Produc t , "  i n  The Al location  of Eco nomi c Re sou r c e s  
( St anford: S t anf o rd U nive r s i t y  Pr e s s , 1 959) , pp . 1-4 . 
5Harry W .  Richard so n ,  Regiona l Growth Theo ry ( New York: John 
Wi l ey a nd Son s , 1 9 7 3 ) , pp . 20 1-202 . 
1 
2 
successful as long as average incomes increase even if the wages of 
ind igenous people are red uced to a minimum; in such cases the "success11 
is accomplished by bringing in new residents with higher incomes. 
Only recently has inquiry turned to the specific linkages 
between growth stimulators and ind igenous ind ivid uals. Morrill feels 
that since 1970 there has been growing skepticism toward increased 
per capita income as a goal for regional development in the more d eveloped 
countries. The new attitud e  includ es increasing concern for citizen 
participation with some shifts from efficiency to equity or from 
6 
collective to ind ivid ual preferences. 
Recreational d evelopment often is touted as a means of improving 
the economies of rural areas in which few alternative commercial 
activities are feasible. Proponents cite higher land values, larger 
tax revenues, new jobs, new money, and general economic growth as 
benefits to the area, but they d o  not explain the means by which these 
supposed benefits will accrue to the local citizenry. In contrad iction 
it could be argued that the resort ind ustries of today are big businesses 
with less and less place for the local property owner. Seldom d o  his 
skills qualify him for the higher paying managerial jobs or enable him 
to compete as a businessman. Nor does he have the capital to develop 
his own land or business. Normally he must accept low�wage labor 
(usually seasonal and often menial) or sell his land if he wishes to 
reap expected monetary benefits. Even in areas with a tradition of 
6
Richard L, Morri 11, 11 Information for Regional Development, 11 
The Geographical Review, Vol. 63, No. 3 (July, 1973), p. 403. 
tour i sm ,  loc a l  entrepr eneu r s  may not po s s e s s  the ski l l s  nec e ssary for  
corporate management i n  today ' s large recr eat i o na l  enterpr i ses . 
The proce s s e s  o f  growth and change accompanyi ng rapid re sort 
dev e l o pment seem bound to a l t e r  the eco nomi c and soc i a l  ro l e s  pl ayed by 
i nd i ge no u s  i nd iv idual s . Rapid economic growth a lmo st by nec e s s i t y  
att racts new r e s i d ent s and e nt r epreneur s ,  and i t  i s  logi c a l  to  a s sume 
that a l a rge , act ive group of new l a nd and bu s i ne s s  owne r s  wi l l  change 
the po l i t ic a l  and eco nomi c dec i s ion-mak i ng st ructure of the community . 
I f  par t i c ipant s i n  the eco nomy become predomi nan t l y  exoge no u s� the 
i nd i ge nous popu l a t i o n  i s  l ike ly to  lose much of it s f ormer cont ro l over 
loca l po l i c i e s  a nd economi c  be nef i t s  accru i ng f rom growt h .  
I .  PURPOSE 
I t  i s  u sua l l y  a s sumed that a ny economi c growt h wi l l  be nef i t  
l o c a l  i nhabit ant s a nd that there i s  l i t t l e  v a r i at ion f rom o ne form o f  
d evelopme nt to  another . The goa l  o f  thi s r e search i s  to  eva l uate that 
a s sumpt i o n  with a c a se study of re sort development i n  Gat l i nburg , 
T e nnes see� a nd i t s  surround i ng area . I f  exo geno u s  pa r t i c ipant s are 
mor e compet i t ive in a n  expand i ng eco nomy , the benef i t s  o f  growth may 
ac crue pr imar i ly to them , and i nd igenou s par t i c ipat io n  may actual l y  
d ec r ea s e . Thi s stud y  wi l l  i nv e st i gate t h e  pro c e s se s  of change accom­
panyi ng rapid r e sort  d evelopment wi th a par t i cu l ar empha si s o n  how 
i nd i ge nous l and owner s and ent r epreneur s have f ared as par t i c ipant s i n  
the economic system . 
3 
I f , i nd eed , c er t ai n i nst i t ut i on s  are mor e  compet i t ive than other s 
i n  a n  expand i ng eco nomy , a cor o l l ary i s  the premature d er e l i c t io n  of 
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l e s s-compet i t ive i n st i tutio n s . A compar i so n  of the charac t eri st i c s  of 
expand i ng i ns t i tutions  wi th those o f  stat i c  or d ec l i ni ng i nstitut i o n s  
should  reveal t h e  ef f ec t s  o f  growt h o n  the future balanc e  of contro l .  
The f i nd i ng that l arge , exogenou s l y-owned bu si ne s ses are expand i ng i n  
Gat l i nburg whi l e  sma l l ,  i nd igenou s l y-owned bu s i ne s s e s  are d ec l i ning 
wou l d  suppor t  the hypothe si s that loca l popu l at i o ns gai n l i t t l e  f r om 
rapid economi c growth . Thi s study wi l l  exami ne Gat l i nburg ' s  bu si ness  
owne r ship i n  t erms of growi ng v e r su s  d ec l i ni ng busine s se s . 
T he co nc e r n  her e  i s  that eco nomi c growth may o c cur i n  an area 
wit hout signif i cant ly benef i t i ng i nd igenous peop l e ,  or that i nd i ge nous 
peop l e  may actua l l y  be d i splac ed f rom the i r  t r ad i t ional ro l e s  a s  l a nd 
owner s a nd e nt repr eneur s .  The the s i s  of thi s study sugge st s that 
exponent i al growth can  be char ac t er i zed by the expansion  of exogenous 
cont r o l wi th the i nd i ge nou s popu l at i o n  sooner o r  later  r educed r e l at i vely 
a nd abso lut e l y  as par t i c i pa nt s in economi c be nef i t s  ac crui ng f rom 
growth . 
I I. CRITER IA FOR WELFARE JUDGMENTS 
The co ncer n that economic d evelopment sometime s may help  o ne 
i nd ividual  at the expense o f  a nother poi nt s  toward the need for obj ect ive 
c r i t e r i a  for eva luat i ng d ev e l opment progr ams . Pareto has  propo sed that , 
1 1 Any change whi ch harms no o ne and whi ch makes  some peop l e  bet t er o f f  
( i n t h e i r  own e st imat i o n )  mu st be  co nsid ered t o  b e  a n  impro vement . 11
7 
7
Vi l f r ed o  Pareto , Manue l d1Economi e Po l i t igue ( P ar i s: Girard , 
1 9 27 ) , pp . 6 1 7-6 18 . 
Co nve r se ly, any change which harms even a sing l e  individua l cannot be 
j ud ged by Par eto ' s  c riterio n .  Ka ldor8 a nd Scitov sky9 have at t empted 
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to overcome this d eficiency by having individua l s  a s sign mo ne t ary values 
to  the gains and lo s s e s  they expect to su stain if a change is made . In 
their views any change which produces  a net gain is a n  improveme nt 
a l though the l o s e r s  wou l d  not actua l ly be compe nsated for their lo s s e s .  
Baumo l f ee l s  that po t entia l mo netary compensatio n  is a n  arbitrary 
st a nd ard sinc e ,  for  examp l e , a giv en sum of  money may be o f  great er value 
1 0  to  a poor man t h a n  to  a rich man . A third s e t  o f  c riteria propo sed 
by Bergson emp loys a series o f  socia l we l f a r e  func tio n curves to aid in 
choo sing the be st of seve ral  a l t e r native change s ,  but it d o e s  no t 
d et ermine whether any of  the a l t e r natives  are improvement s over the 
1 1  status  guo . 
Al tho ugh incomp l ete , the Pareto criteria provid e a n  exc e l l e nt 
st ar ting point for  an eva luation of Gat linbur g ' s dev e lopment . The 
we l f a r e  o f  indige nous individual s c a n  be compar ed with that of  exoge nou s  
individual s .  I f  either group has gained and neither has been harmed , 
the recent eco nomic gr owth can  be co nsid ered an improveme nt over the 
previo u s  sit u atio n .  Co nve r sely , if eit her group has been harmed, the 
change cannot b e  ev a l uat ed by the Pareto crite rion. Under such 
8Nicho l a s  Ka ldo r, " A  No t e  of T arif f s  a nd the Terms o f  Trade , 11 
Eco nomica, Vo l. 7 ( November , 1 940) . 
9
Tibor S citov sky , "A Not e  o n  We l f a r e  Propo sitio ns in Eco nomic s ," 
Review of  Eco nomic S tudie s , Vo l .  9 ( Novemb er , 1941 ) .  
1 0Wil liam J .  Baumo l ,  Eco nomic Theo r y  and Oper atio n s  Ana ly sis 
( Engl ewood C l if f s ;  Pre ntic e-Ha l l , Inc . , 1 9 65 ) , pp . 379-380 . 
1 1 Ibid . '  p .  380 . 
c i rcumstances t he value of  Gat l i nburg ' s  d ev e l o pment can  only  be 
d et ermi ned by i t s  suc c e s s  in  accomp l i shi ng stated goa l s  such a s , 
for examp l e , the improvement of  i nd i genous eco nomic we l f a r e . 
Ill. STUDY AREA 
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Gat l i nburg , T enne s se e , was cho sen �or thi s stud y because of i t s  
rapid a nd r e l at ive ly recent d ev e lo pment . Growth o f  t he commerci a l  and 
r e s i d e nt i a l  i nf ra st ructur e s  i s  ev i d e nt eve n  to the mo st casual obs erver . 
The Gr eat Smoky Mountai ns Nat i o na l  Park has a s sured a l arge f low o f  
v i sito r s , and growth ha s bee n  encouraged b y  over a l l  increases  i n  tour i sm, 
Never t h e l e s s , the area and the number of  l and owne r s , ent repr eneur s ,  
a nd bus i ne s s e s  are sma l l enough t o  be hand l ed comprehe nsive ly . 
Gat l i nburg serve s well a s  a c a se study of the effec t s o f  
recreat i ona l d ev e l opment becau s e  of i t s  a lmo st t o t a l  o r i entat i o n  t oward 
the r e sort func t i o n .  Mo st bus i ne s s e s  are t our i st-or i e nt ed , and 
v i r tua l ly a l l  bus i ne s ses are d epend ent upon the tourist t r ad e . T he town 
i s  a f r ee-st a nding resort not a s soc i ated with any l arge mu l t i func t i o n  
c i t y  a nd i s  r e l at i vely  d evo id of ext r i n s i c  i nf luence s .  
The r e search c e nt er s  o n  t he c i t y  of Gat l i nburg and compar e s  
i t s  d ev e lopment wi th that of  Pegeo n Forge and surround i ng rur a l  land . 
The area i s  located i n  south-c entra l Sev i er County , Te nne s s ee , and i n  
thi s s tud y i s  t e rmed the Litt l e  Pi geon D i s t r i c t  after  the river wh ich 
bi sec t s it ( F i gure 1 ) . The d i s t r i ct i nc lud e s  the two c i t i e s  a nd rura l  
por t i o n s  o f  t h e  Second and E l eventh Civ i l D i st r i c t s  and h a l f  o f  the 
F i f th Civi l Di st r i c t  herei n c a l led the easter n , west ern , and no rther n 
d i v i sions . Gat l i nburg wa s c arved f rom the we stern d iv i s i o n  i n  1945 
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and has  annexed port i o ns o c c a s i o na l ly s i nc e  that time . Pigeon Forge 
wa s i nc or porated i n  the nor thern d i v i s i o n  in 19 6 1 , and there have 
been add i t i onal annexat i o n s . Mea sured f r om the center of Gat l i nbur g ,  
the L i t t l e  Pi geo n  D i st r i c t  ex t e nd s  six  mi l e s  t o  the east , e i ght to the 
nor th , six to  the west , and to the Great Smoky Mount a i ns Nat io nal  Park 
on the south . 
I V .  GATLINBURG AND THE GROWTH OF RESORTS NAT I ONALLY 
Nat i o na l ly r e sort  d ev e lopment reached a f everi sh pace dur i ng 
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the mid-1920 ' s ,  part i c u l a r l y  i n  F lo r id a ,  but d e c l i ned prec i p i tous ly 
1 2  
after 19 26 . I t  wa s dur i ng thi s nat ional  s l ump that Gat l i nburg acqu ired 
i t s  i ni t i a l  re so r t  image with the e st ab l i shment of the Great Smoky 
Mou nt a i n s  Na t io na l  Park ( 1 9 26- 1 9 30) . S i nc e  the n Gat l i nburg has grown 
as tour i sm ha s grown nat i ona l l y . Numero u s  o ther U n i t ed S t at e s  reso r t s 
have grown t o  promi nence i n  thi s later  period . Las Vega s wa s a qui et 
sma l l  town whe n  Nev ad a lega l i zed gamb l i ng in 193 1 , a nd s i nc e  then i t  
has grown into a wor ld f amou s  re sort c i t y  with a year-round popu l at io n  
1 3  of 126 , 000 . The we l l�known sk i re sort s o f  Co lorado--Aspen ( 1 945 ) 1 4  
a nd Va i l  ( 1 9 6 2 ) 15--began eve n  l at e r . Meanwhi l e ,  many of the older 
1 2F r ed er i ck Lewi s Al l e n , O n ly Ye sterd ay ( New York: Harper a nd 
Row Pub l i sher s ,  1 9 3 1 ) , pp . 233-240 . 
13Rober t Laxa l t , "The Other Nevad a , "  Nat i o na l  Geographic , Vo l . 
145 , No . 6 (June , 197 4 ) , p .  741 . 
1 4J i l l  Durr ance and D i ck Dur ranc e ,  I I , " A  Town . • •  A Mountai n 
A Way o f  Li f e ,"  Nat ional  Geogr aphi c ,  Vo l .  144 , No . 6 (December , 
197 3 ) , p .  79 1 .  
l 5Edward J .  Li nehan , "The Rocki es• Po t of Go ld ; Co lorado," 
Nat i ona l Geographi c ,  Vo l 136 , No . 2 (August , 19 69 ) , p .  188 . 
r e sort s l ike Mi ami have r egai ned the mome ntum they lost  i n  the l at e  
1 9 201 s . 
The proc e s s e s  occurr i ng i n  Gat l i nburg are impor t ant nat iona l ly 
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to the ext e nt that t hey typify  the pro c e s s e s  occur r i ng i n  re sort s 
e l sewhere . Tr e nd s such a s  the e s t ab l i shment of  l arge nat io na l l y  pro­
mo t ed e nterpri s e s  evident i n  Gat l i nburg ' s eco nomi c growth si nce 1960 
appear to  be repre se ntat ive of  tho se occurri ng i n  resor t s  throughout the 
United S t at e s . Co nc lusions  d r awn f rom thi s examp le are expe c t ed t o  have 
broad app l i c abi l i t y .  If economi c a nd soc i a l  impact s  have been great 
in Gat l i nbu rg , they may be ev e n  greater i n  expand i ng recreati o nal  
d ev e l o pme nt s wi thout strong t rad i t io ns of  tour i sm and local  
entrepr eneur shi p .  
I n  f ac t , mo st of  the proc e s s e s  i n  Gat l i nburg ' s growth probab l y  
a r e  s imi l ar to tho se at work i n  t h e  growth and d evelopment of  a ny urban 
p l ac e whatever i t s  maj or e c o nomi c act ivi ty . The urbani zat i o n  of  mu l t i­
func t i o n  c i t i e s , for  examp l e , usua l ly i nvolves  l arge r  a nd l a rger co rpor ate 
enter p r i se s .  Other proc e s s e s  such a s  l and s a l e s  and subd i vid i ng 
act i v i t y  are apparent to varyi ng d egrees i n  a l l  c i t ie s  regard l e s s  of 
the i r  primary f u nctio ns . The evo lution of economic participation i n  
Gat l i nburg may be represent a t i ve o f  trend s  t ak i ng p l ac e i n  urbani zing 
are a s  throughout the U ni t ed Stat e s . 
V .  PROCEDURES 
An hi s t o r i c a l  appr oach i s  u sed to anal yze the growth of an 
expand i ng r e sort and the evo l u t i o n  of  i nd i ge no u s  versus exogenous 
par t i c i pat ion  in i t s  eco nomy . I t s  purpo s e s  r equire  evid ence of rapid 
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growth ,  a nd thi s ha s been document ed through sequent i a l  count s of 
popu l a t io n , vi s i t or s , bui l d i ng s , bu s i ne s se s , a nd gro s s  bu s i ne s s  receipt s 
for var iou s  repr e se ntative year s f rom 1 9 30 to 1 97 3 .  Rel evant data 
avai l ab l e  f rom pub l i shed sour c e s  such a s  the Uni ted S t ates Census of 
Popu l at ion and Hou s i ng and Te nnes see County Hi ghway Map s, a s  we l l  as  
newly-co l lec t ed f i gure s f rom c i t y t ax r ecord s a nd t e l ephone l i st i ngs 
were compi l ed . Data regard i ng economi c par t i cipation were obt ained f rom 
pr imary sou r c e s  i n  Gat l i nburg , Pi geon Forge , or the county seat , 
Sev i er v i l le ,  eve n  i f  second ary sou r c e s  we r e  ava i lab l e .  The data col­
l ec t ion has i nvolved ext e nsive f i e ld t r i p s  over a per iod of approximat e l y 
18 months . 
I nformation on land owne r ship and l and parceli zat ion wa s obt ained 
d i rect ly f rom r ecor d s  of the Sevi er County Tax Asse s sor ' s  Of f i ce and 
Regi ster of Deed s Off ice . The mat e r i a l s l i st each t r ansac t ion and 
par c e l  of owne r ship separ at e ly . Compi lat ion of basic  data  r eq u ired 
exami nat i on of mor e  than 9 , 000 i t ems for r ec ent year s .  
I nformat ion regar d i ng busi ne s s  owne r ship has been col lected by 
i nter v i ew s  with t he Gat l i nburg Tax Asse s sor and other i nformed per sons 
i n  the area . Al l mote l owner s were cont acted i n  per son or by phone , and 
a 10 per cent samp l e  of a l l  bu s i n e s s  owne r s  was i nt ervi ewed to det ermi ne 
the residency of owne r s  and the i r  atti tudes rega rd i ng t he economi c and 
soc i a l  impact of growth i n  the most recent d ec ade . Land u se data wer e  
obt ai ned primar i l y f rom Agr i cu l t ural  S t abi l i zat ion and Conservation 
Serv i c e  ( A . S . C . S. )  record s ,  t e l ephone l i st i ngs , and f i e ld i nvestigat ion . 
CHAPTER I I  
MEASURI NG THE GROWTH OF GATL I NBURG 
From al l appearanc e s  the growth of Gat linburg has  been 
subst antial in recent year s .  I nf r eque nt vi sit o r s  o f t e n  express  surprise 
at the change which ha s t aken p l ace in their ab sence , and many local  
r e side nt s  f e e l  that growth ha s ac c e l erated in the last  five o r  ten 
year s .  Becau se this study i s  concerned with the impac t s  of  eco nomic 
growt h , it wou ld be useful to k now the approximate rate  and whether o r  
no t signific ant acce l eratio ns o r  dece l eratio n s  have o ccur red during the 
period under stud y . This chapte r  wi l l  examine the t a ngib l e  growth o f  
Gat linburg a nd it s sur rounding a r e a  with a par ticular empha sis o n  
commercia l  a nd r e sid e ntia l dev elopment . 
The prob l ems o f  measuring growth in a r e sort cit y invo lve the 
sel ec tio n  of  indic ator s t ru l y  r epre sent ative of the e ntire urban system . 
Popu l atio n  i s  co n sid er ed a fund amental  measure of city size and a 
mean s o f  a s s e s sing growth , but the popu l at io n  of a r e sort  cit y is dif­
ficu l t  to asse s s  because it s non-resid e nt popu l atio n  is subj ect to 
d ai l y  a nd seasonal f luctuatio n s . Year-round popu l atio n s  reveal lit t l e 
about the inf r a s t ructure s  o r  economic growth rate s o f  such cities 
exc ept , perhap s , a s  partia l ly repre sent ative of  manageme nt and labor 
f o r c e s  requir ed to run the tourist busine s se s .  
The number of visitor s  i s  a useful  measur e of tourism , but an 
accurate count is not avai l ab l e  for mo st r e sort s .  The Cit y of Gatlinburg 
does  not count it s gue s t s , but visit atio ns through the Gat linburg 
1 1  
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entrance are recorded by the Nat i o na l  Park S erv i c e . 
Second -home dwe l l e r s  i n  and around a reso r t  c i t y norma l ly are 
no t i nc luded i n  c ensus est imat e s  of popu l at io n .  Al so , they are und er-
est imat ed by park vi sitation  count s becau se second-home re side nt s 
probab ly spend propo r t iona l ly mo r e  time i n  the area than mo st other 
park vi sitor s . Bu i l d i ng growth i s  i nd i cative of inc r ea s e s  i n  the number 
of second home s as we l l  a s  other typ e s  of st ruc tur es . 
Change s i n  the number of bu si ne s se s  and the magni tud e of busi ne s s  
revenu e s  are the mo st d i rect  mea sur e s  o f  eco nomi c gr owth . These are 
mor e  u s ef ul than emp loyment or bui l d i ng growth in serv i c e-or i ent ed 
r e sort  i ndu st r i e s  ma ny of whi ch require f ew year-r ound emp loyees and 
l i t t l e i nf r a s t ructur e . 
Though no s i ng l e  i nd i cator f u l ly repre sent s the growth of 
Gat l i nburg , the mea sures  o f  popu l at io n , v i s i tor s ,  bui l d i ng s , bu s i ne s se s , 
and gro s s  bu s i ne s s  receipt s sho u l d  give a f ai r ly comprehensive impr es-
sian of i ncrea se s  i n  the economic ba se f rom 1 9 30 to  1 9 7 3 . 
I .  H ISTORI CAL BACKGROUND 
I n  1 9 1 1  Gat linbur g  wa s d e scribed as a 1 1 hamlet  scatt ered a l o ng 
the Lit t l e Pigeon River for  half a mi l e . 11 At that t ime 1 1the Bur g , 11 a s  
it wa s c a l l ed , contai ned about twenty bui l d i ng s .  It s lumber i ndustry 
wa s d ec l i ning , but  a f ew tour i st s  we re arriv i ng f rom East Te nnessee . 
I n  1 9 1 6 , And rew Huff , who had st art ed by board i ng wo rker s i n  h i s  home , 
bui l t  Gat l i nburg ' s  f i r st sma l l hot e l . 1 
1Jeanet t e  S .  Greve , The Story o f  Gat l i nburg ( St r a sbur g ,  Va . ;  
She nandoah Pub l i shi ng Hou se , I nc . , 1 9 3 1 ) ,  p .  107 . 
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A surge of nat iona l i nt er e st in Appal achian poverty led the 
Pi Be ta Phi Soro r i ty to e s t ab l i sh a scho o l  in Gat l i nburg i n  1 9 12 .  Four 
year s l at er Caro l i ne McK ni ght Hughe s ,  a member of  the Set t l ement Schoo l 
Commi t t ee , sugge sted that the scho o l  help r evive the fo lk c r a f t s  of  the 
commu nity . An Art s and C raf t s  Department wa s estab l i shed a nd i t s  
prod uct s we r e  sold  by the soro r i t y' s  chapt e r s  throughout the U n i t ed 
2 States  a nd Canada to  help f i nanc e the oper a t i o n  of the schoo l . Thus , 
the sorority spre ad Gat l i nburg's name whi l e the scho o l  r evi ved hand i-
c r af t s  whi ch were par t i cu l ar ly impor tant to  the later  popu l arity  of  the 
commu ni t y .  
By 1 930 Gat l i nburg had grown into a vi l l age o f  approximately  
7 5  year-round r e sident s .  Tour i sm had grown in  impor t a nc e , and the 
e s t ab l i shme nt of the Great Smoky Mou nt a i n s  Nat ional  Park ( 1 926- 1930) 
and a t r ansmount a i n  highway ( 1 931 ) wi th Gat l i nburg as i t s  no rther n 
terminus a s sured a steady f low of  touri st s .  
I I . POPULAT ION GROWTH 
The d ecade f rom 1930 to  1940 , a per iod of  remarkab l e  popu l a t i o n  
growth , gave Gat l i nburg a n  ear ly l ead over nei ghbor i ng Pigeo n Forge . 
Mo st of  the i ncr ease f rom 75 to  1300 i nhab i t ant s wa s the r e su l t  o f  
f o r c ed mi gr a t i o n  o u t  of  t h e  new park , and f ewer than 100 peop l e  moved 
to Gat l i nburg f rom out side the county d u r i ng t h i s  decad e  (Tab l e  1 ) . 3 
2Ibid . ,  p .  1 1 1 .  
3w .  0 .  Whi t t l e , Mov eme nt of Popu l at i o n  F rom the Smoky Mount a i ns 
Ar ea (unpub l i shed manu scr i pt , Univer s i t y  of T enne s se e , Agr i cu l tura l 
Exper iment S t at io n ,  1 934) . 
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TABLE 1 .  Popu l at i o n  of the Li t t l e  Pigeon  Di st r i ct , 1 9 30- 1 970 . 
D i v i s i o n  1 9 30 1 9 40 1 950 1 9 60 1 970 
Gat l i nburg 75 1 300 1 301  1764 2 3 29 
West e r n  1787 709 1 2 1 9  l 248 a 1 3 17a 
Ea st e r n  870 8 17 665 2 40 la 2442a 
P i geon Fo rge 9 17 1 36 1  
No rthe r n  c 3427
b 3788b 4428b 2833a 402 2a 
SOURCE ; Uni t ed S t at e s  Depar t me nt of Commerce , Bure au o f  the 
Censu s , Ce nsu s of Popu l at io n  and Hou si ng, 1 9 30- 1 970 ( Wa shi ngt o n , D .  C. ; 
Government Pri nt i ng Of f i c e , various dat e s ) . 
aCounty Census  D i v i s i o n  bound a r i e s . 
b I nc l ud e s  Pigeon Forge . 
clnc l ud e s  e n t i r e  F i fth  Ci v i l  D i st r ict  except City o f  Seviervi l l e. 
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I f  popu l a t i o n  were t h e  only  ava i l ab l e  mea sure o f  c i ty size , one 
wou l d  conc lude that Gat l i nburg ' s  growth peaked in the 1 930 1 s a nd , after  
the st agnat i o n  of the 1 940 1 s ,  proceeded at a rate  o f  about 3 per  c e nt 
per yea r . It i s  eve n  now too sma l l to be c l a s s i f ied a s  an urban p l ac e  
accord i ng to  t h e  U .  S .  Censu s d ef i ni t i o n .  Thi s i s  counter t o  the 
impr e s s ion  of a bus t l i ng re so r t  c i t y  whi ch o ne experi ences upon vi s i t i ng 
Gat l i nburg a nd v i ewi ng it s tour i st act iv i t y .  Ce r t a i nly the number a nd 
vari ety o f  bu s i ne s s e s  and the crowd s  of t our i s t s  are i nd i c a t ive of a 
l arger urban p l ac e . 
I II . VIS ITATION GROWTH 
Annual v i s i t at ion i s  a useful  mea sure of r e so r t  d ev e lopment 
becau se t ouri st s  are a pr imary source of r e so r t  i ncome s .  The conti nued 
pre senc e  of large number s  of vi s i t o r s  r eq u i r e s  a n  urban service  
structure much l arger than the e numerated popu l a t i o n  of Gat l i nburg wou l d  
sugge st . Mo st  o f  t h e  v i si t s are c oncent r at ed i n  f our months--June , 
Ju l y ,  Augu st , a nd October--and peak demand s r equ ire f ac i l i t i e s  not f u l ly 
ut i l i zed dur i ng the off seaso ns . Vi s i t at ion  growth i s  i nd i ca t ive of 
i nc r eases  in pot e nt i a l  i ncome a s  we l l  as enlargement of the r e sort  
i nf r a st ructur e . 
Because Gat l i nburg d o e s  not c ount i t s  gue st s ,  e s t imat e s  of i t s  
v i s i t at i o n  are based upon Great Smoky Mountai ns Nat ional Park v i s i t a­
t io n . The c i ty i s  a s sumed to get al l vi s i t o r s  who pass  thro ugh the 
Gat l i nburg entranc e . However , thi s  cou ld d i f f er f rom the number 
ac tual ly vi s i t i ng Gat l i nburg becau se some park vi s i t o r s  use  the by-pass  
road and becau se an unknown number of t our i s t s  may vi s i t  the t own 
without ente r i ng the park . 
F i gure 2 i nd i cates t hat the numb er of t our i st s  i ncr eased 
rapid ly in the f i r s t  d ecade of the park ' s operat ion but d ec l i ned d ra­
mat i c a l ly dur i ng the gas-rat i o ni ng period of Wor ld War I I .  A quick 
recovery began i n  1944 , and the growth trend has cont i nued over the 
next 30 year s .  
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The growth d o e s  not have exponent i a l  charact e r i s t i c s ,  but i t  has 
been rapid e nough t o  produce enormous  abs o l u t e  i ncrease s in the l a st 
two decad e s . Gat l i nburg reached a mi l l ion vi s i t o r s  per annum i n  19 5 2 , 
two mi l l io n  i n  1 9 6 1 , and three mi l l i on i n  1 97 2 .  The phy s i c a l  accommoda­
t i o n s  for such large number s  o f  peo p l e  req u i r ed a ma s s i ve bu i ld i ng 
program and e ncou raged other f orms o f  economi c growth . 
The rate of  growth has d ecr eased somewhat s i nc e  1 9 60 , and three 
of  the last f ive year s have shown abso l ut e  d ec l i ne s  in v i s i t at io n .  The 
t rend may be o n ly t emporary , but t here i s  c o nc er n  amo ng some local  
bu s i n e s smen that the se d ec l i ne s  may mark the end of Gat l i nburg ' s  "boo m . "  
Pre sumab ly P i geon Forge ' s pot ent i al  vi s i t at i on i s  s imi lar to 
t hat o f  Gat l i nburg s i nc e  the majo r rout e t o  the park pa s s e s  through 
both c i t i es  (F i gure 1 ,  page 7 ) . Only tour i st s ente r i ng or leav i ng on 
Highway 73 East are ab l e  to  v i s i t  Gat l i nburg and the park without 
pa ssi ng through P i geo n Forge . I n  add i t io n  i t  i s  po s s i b l e  for  other park 
vi s i t o r s  to by-pa s s  Gat l i nburg but not Pigeon F orge . The number stopp i ng 
i n  Gat l i nburg i s  l ikely to  be s evera l t imes great er than that for 
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FIGURE 2 .  Visitation through the Gatlinburg entrance, Great Smoky 
Mountains National Park, 1 931- 1 973 . 
SOURCE: National Park Service. 
I V .  BU ILDING G ROWTH 
The number o f  bui l d i ngs i n  Gat l i nburg i nc r ea sed f rom 641 i n  1 942 
to 1 1 1 4 i n  1 9 5 6  (T ab l e  2 ) ; comparab l e  data are not ava i l ab l e  for l ater  
year s .  Tab l e  3 i nd i c at e s  that approximat e l y  2000 bu i ld i ng permit s were 
i s sued between 1 9 5 6  and 1 9 7 3 . The permi t s  i nc l ud e  r e novat i o n  and mov i ng 
a s  we l l  a s  new const ruc t io n . An e st imate ba sed o n  the t ype of  
permi t s  i s su ed in  1 9 7 3  i nd icate s that approximat e l y h a l f  o f  a l l bui ld i ng 
permi t s are for  new bu i ld i ng s  a nd l e s s  than 1 per c ent are for  demo l i t io n  
of exi st i ng bui ld i ng s . Thu s  t h e  number of bu i ld i ng s  i n  1 9 7 3  i s  probab ly 
about 2000 . 
The number o f  bui l d i ng s  i n  P i geo n Forge has  grown at a rat e a l mo s t  
doub l e  that of  Gat l i nburg s i nce 1 940 . The number o f  bu i ld i ngs i ncrea sed 
to 8 2 1  by 1 970 , s i x  t imes the number in 1 940 .  I n  spi t e  of  such r apid 
rat e s  the total  i s  l e s s  than h a l f  that of  Gat l i nburg in 1 970 . 
The number of  bui ld i ng s  i ncr eased consid erably i n  the rura l 
d i st r i c t s  though not a s  rapid l y  a s  i n  Gat l i nburg and P i geo n F o rge . By 
1 9 68 the t ot a l  number o f  bui l d i ng s  ou t s ide c i t y  l imi t s  was a l mo st 
t r i p l e  that o f  1939 . The l a s t  d ec ad e  brought acce l erated growth , and 
the number of new bui l d ings constructed i n  the six-year period f rom 
1962  to 1 9 68 was a l mo st equ a l  to that of the 23-year span f rom 1 9 39 to 
1 96 2 . 
I ncrea s e s  i n  the number of  bui l d i ng s  have been great throughout 
the Li t t l e P i geo n D i strict  i n  the l a st d ecad e a s  approximate ly 1 300 
add i t i o na l  bui l d i ngs we re constructed . Such growth i s  ev i d ence of  a 
commerc i a l  r e sponse t o  t remend o u s  i ncrea se s i n  v i s i t at ion  and of 
T ABLE 2 .  Number of  Bui ld i ngs by D i v i s io n , 1939- 1 973 . 
C i ty o r  
1 9398 1 940b 1 942b 1 95 6b 1 96 2a 1 9 68a D i v i s i o n  
G at l i nburg 641 1 1 1 4 
Pigeon Fo rge 1 35 336 
East e r n  6 4  1 8 4  353 
Western  109 1 40 1 6 2  
Nor the r n  1 43 300 � 
Al l Rur a l  3 1 6  624 903 
�enn e s see County Hi ghway Map s . 
1 9  
1 970b 1 973c 
2000 
8 2 1  
b Tenne s se e  Val l ey Aut ho r i t y  7 . 5  Mi nute  (Topogr aphi c )  S e r i e s . 
cE st imat ed f r om bu i ld i ng permi t s  i s sued by the C i t y  o f  
Gat l i nburg ( see T ab l e  3 ,  page 20) . 
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TABLE 3 .  Bui ld i ng Permi t s  I s sued by the City of  Gat l i nburg , 1956- 1 97 3 . 
Year Number I s sued Year Number I s sued 
1 9 5 6  100 1 96 5  1 3 3  
1 957 74 1966 108 
1 958 97 1 9 67 1 1 9  
1959  No  Record 1 968 1 29 
1 9 60 88 1 9 69 1 33 
1 96 1  9 1  1 970 1 58 
1 96 2  8 3  1 97 1  1 8 1  
1 96 3  9 3  1 97 2  1 84 
1 9 64 133  1 9 7 3  1 90 
SOURCE : Compi l ed by C l ar e nc e  Wa lker , Assi stant City Manage r , 
Gat l i nbur g ,  T e nne s s e e . 
a r i s i ng d ema nd for  pr imary and second home s .  
V. BUSINESS GROWTH 
Tou r i s t s  v i s i t i ng Gat l i nburg i n  1 9 30 could  stay i n  one of the 
two l ar ge ho t e l s  a nd choose betwee n four re staurant s . There were 
2 1  
four craft shop s . S i nc e  that t ime the number o f  bu s i ne s se s  h a s  grown 
at an exponent i a l  rate , doub l i ng about every nine yea r s  (Tab l e  4) . 
Ab so lute i nc r e a se s hav e been large i n  recent year s ;  244 bu s i ne s s e s  hav e 
been added s i nc e  1 963 a l o ne .  
I n  1 9 6 3  P i geo n Forge had o n l y  one- si xth a s  many bu s i ne s ses  a s  
Gat l i nburg , but by 1 973 i t  had mor e  than o ne-f ourth a s  many . It s 
growth rat e ,  the r ef ore , wa s great er than Gat l i nburg 1 s  but i n  ab so lute  
t erms P igeon Fo rge add ed 103  bu s i n e s s e s  whi l e  Gat l i nburg gai ned 244 . 
I n  the rural  areas the number of bu si ne s s e s  i s  smal l .  The 4 1  
bu si ne s se s  i n  1947 , however , r eprese nt a n  increase of  27 ov er the number 
in  1 9 6 2 . He re agai n ,  the magni tud e of recent growth is  i n  ev idenc e . 
VI . GROWTH OF BUSINESSES BY TYPE 
Ac cord i ng to Tab l e  5 ,  mote l s  accounted f o r  mo r e  than o ne-fourth 
of the 5 1 2  bu s i nes ses  i n  Gat l i nburg i n  1 973 . They i nc r eased r apid l y  
throughout t h e  per iod und er stud y ,  compr i s i ng 3 8  per c e nt o f  a l l  
bu s i ne s s e s  ad ded between 1 9 30 and 1 963 and 1 8  per c e nt of tho se added 
i n  the mo st recent d ec ade . F u rthermore , the aver age size  has i nc r ea sed 
f rom 30 . 9  uni t s  per mot e l  i n  1 9 68 to 38 . 5  i n  1 973 . Thu s mo te l s  have 
accou nt ed for a greater por t i o n  of tota l bu si ne s s  co n s t ru c t i o n  than 
the number of mot e l s  wou ld i nd i cate . 
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TABLE 4 .  Number of Bu s i ne s s e s  i n  the Lit t l e  Pi geo n Di st r i ct by 
Div i s i o n ,  1 930- 1 973 . 
City or 
1930a 1 939
b 1 9 40c 1 9 6 2b 1 9 63d 1 9 68b 1 973d Divi s io n  
Gat l i nburg 17 40 2 68 5 1 2  
P i geon Forge 44 1 47 
E a s t e r n  3 8 25 
We s t e r n  2 3 6 
Northern 7 _1 10 
Al l Rur a l  1 2  1 4  4 1  
aJ eanet t e  S .  Gr eve , The Story of Gat l i nburg ( St r asburg , Va . :  
Shenand oah Pub l i shi ng House , I nc . , 1 93 1 ) . 
b T e nne s see County Hi ghway Map s . 
cErnie Pyl e ,  Gat l i nburg and the Great Smok i e s  ( Gat l i nburg: 
The Mount ain  Pre s s , 1 95 1 ) . 
dGat l i nbur g  Te l ephone Directory , Ju l y ,  1 9 63 a nd Augu s t , 1973 . 
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TABLE 5 .  Bu s i ne s s e s  i n  Gat l i nburg b y  T ype , 1 9 30- 1 973. 
Type o f  B u s i ne s s  Number i n  
(R ank Order i n  1 97 3 )  1 9 30a 1 9 6 3b 1 973b 
Mo t e l  o r  Ho te l 2 97 1 40 
G i f t  Shop 1 6  68 
Re st aurant 3 29  49  
Ar t s  and Cr af t s  6 1 5  3 9  
Const ruct ion  1 3  29  
Speci a l ty Foo d s  8 26 
Mai nt e nance and C l e ani ng 1 1  20 
Rea l  E s t at e  4 1 9  
Appare l 2 18  
Aut omot ive 2 20 18 
Amu sement 15 17 
Grocery 1 1 1  1 3  
Beauty Aid s o r  Barbe r  Shop 1 3 10 
Communications  o r  Pr i nt i ng 5 10 
T r a nspor t at i o n  1 6 10  
Spor t i ng Good s 2 6 
Hardware 1 2 6 
Drug Store 3 4 
I nsur a nc e  4 3 
Bank 1 3 
T rave l Trai l er Park 1 2 
Fue l Supp ly 1 
Day Care Center 1 
Total 17 268 5 1 2  
aJ eanet t e  S .  Greve , T h e  S t ory of G at l i nburg (St r a sburg , Va. : 
Shenand o ah Pub l i shi ng Hou se , I nc . , 1 9 3 1 ) .  
bGat l i nburg T e l ephone Directory , J u l y , 1 9 6 3  a nd Augu s t , 1 973 . 
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Gift sho p s  i ncreased more r apid ly than any other type o f  bu s i ne s s  
dur i ng the mo st  recent d ecade a nd ac cou nted f o r  2 1  per c ent o f  al l 
add i t i o na l  bu si ne s se s .  By 1 973 they had grown to  1 3  per c e nt of a l l  
bu s i ne s se s .  
The var i et y  o f  bus i n e s s  types i n  Gat l i nburg was estab l i shed 
e s s e nt i a l ly by 1 9 6 3 . Only two new type s o f  bu s i n e s se s we re added i n  
the f o l lowi ng decad e ,  and o ne o f  these , a d ay care c e nt e r , wa s defunct 
by Nov ember , 1 973 . 
I n  co n t r a st t o  Gat l i nbur g ,  the variety of bu s i ne s se s  i n  Pigeon 
Fo rge i ncrea sed considerably d ur i ng the 1 9 60's (Tab l e  6 ) . E i ght new 
type s of bu s i ne s s e s  were e s t ab l i shed . S i gni f i c ant ly the l i st of new 
bu s i ne s s  type s i s  headed by rea l  e s t at e  agenc i e s , whi ch i nc r eased t o  
ni ne e st ab l i shme nt s dur ing t h e  decad e ; l a nd sa l e s  may be symptoma t i c  
o f  the type o f  rapid d evelopment occu r r i ng there . 
VI I . GROWTH OF GROSS BUS INESS RECEIPTS 
Gat l i nbur g' s  current gro s s  bu siness  r eceipt s are much great er 
than i t s  popu lat ion  s i ze wou ld suggest (T ab l e  7 ) . I n  T enne s see , 
compar ab l e  rece ipt s are found o n l y  i n  c i t i e s  of  f ive to  six  t imes 
Gat l i nburg's popu l a t io n .  The cont r a st i s  eve n  mo re st r ik i ng when 
Gat l i nburg i s  c ompar ed wi th other c i t i e s  of simi l ar po pu l a t i o n ; i t s  
receipt s are seven t o  twe nt y-one t imes tho se o f  mo st other c i t i e s  with 
popu l at ions  rang i ng f rom 2 239 t o  2439 . 
Receipt s have grown at an exponent i a l  rate , and abso lute  
i ncr ement s are i nd eed impre s sive . I n  1956  gro s s  rece ipt s wer e  only 
$6 . 5  mi l l io n ;  t e n  yea r s  lat er they were $ 1 9 . 6  mi l l ion ; and i n  another 
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TABLE 6 .  Bu si ne s s e s  i n  Pigeo n Forge by T ype , 1 9 63- 1 973 . 
Number i n  Type o f  Bu si n e s s  
(Rank Ord er i n  1 97 3 )  1 9 6 3  1 973 
Mote l  or Hot e l  
Re s t aurant 
Co nst ruct ion  
Automot i ve 
Rea l Est ate 
Amu sement 
G i f t  Shop 
T r ave l Trai ler  Park 
Art s and Cr af t s  
Beauty Aid s o r  Barber Shop 
Hardware 
Communications  o r  P r i nt ing 
Mai nt e nance and Cl eani ng 
Bank 
Drug Store  
Spor t i ng Good s 
Appar e l  
Grocer i e s  
I nsur a nce 
Fuel  Supp ly 
To t a l  
9 35 
6 17 
6 1 4  

















44 1 47 
SOURCE; Gat l i nburg T e l epho ne Direc tory , J u l y , 1 96 3 , a nd 
August , 1 973 . 
TABLE 7 .  Popu l at i o n  a nd Gro s s  Bu s i ne s s  Receipt s of S e l ec t ed T enne s see 
Ci t i e s , F i sc a l  1 97 3 . 
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City 
Popu lat ion  
J u ly 1 ,  1973  
Gro s s  Annual 
B u s i ne s s  Rec e i pt s 
(Ranked by Gro s s  Annua l  Bu si ne s s  Receipt s )  
She lbyv i l l e 
E l izabethton  
GATLINBURG 
Union  C i t y  
Gal l at i n  
Maryv i l le 
( Ranked by Popu l at io n) 
SEVI ERVI LLE 
T i ptonvi l le 
Monterey 
GATLINBURG 
Hal l s  
Lakewood 
Gree nb r i er 
Hart sv i l l e  
J e l l i co 
T r acy C i ty 
P IGEON FORGE 
Ru therf ord 
Loretto 
Cel i na 
1 2 , 7 28 
1 2 , 269 
2 , 329 
1 1  , 9 25 
1 3 , 380 
1 5 , 405 
3 ,055 
2 , 424 
2 , 35 1  
2 , 329 
2 , 32 3  
2 , 28 2  
2 , 279  
2 , 243 
2 , 235 
1 , 388 
1 , 386 
1 , 385 
1 , 375 
1 , 370 
45 , 900 ,800 
43 , 678 ,332  
43 , 1 40 , 466 
42 , 7 7 3 ,799  
4 2 , 7 1 5 , 59 9  
40 , 5 43 , 266 
2 1 , 47 4 , 1 3 3  
4 , 32 1 , 100 
3 , 003 , 267 
43' 1 40 , 466 
4 , 246 , 200 
5 2 , 467 
2 , 0 1 9 ,800 
6 , 085 ,400 
6 , 2 39 , 7 33 
4 , 090 , 000 
l l  , 8 20 ' 7 3 3  
2 , 66 3,500 
3 , 6 2 1 ,800 
3 , 428 , 600 
SOURCE: T enne s see D epartment of  Revenue , Tenne s see S a l e s  and 
U s e  T ax Co l l ec t i o n s , Repo rt  No . 1 .  
seve n yea r s  they had l eaped to $49 . 8  mi l l io n .  I nf l at i o n  was 
re sponsible  for a l ar ge por t ion  of  the i nc r ease , but the receipt s are 
s t i l l  impr e s sive when conve r ted to constant 1 9 5 6  do l l ar s (Tab l e  8 ) . 
P i geo n Forge l ik ewi se ha s shown sub stant i a l  i nc r ement s of gro s s  
rece ipt s i n  recent year s .  T ab l e  9 shows a n  i nc r ea se from $ 1 . 4 mi l l i on 
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in c a l end ar 1 9 69 to  $6 mi l l io n  in 1973  according to  record s r e l ea sed by 
the C i t y  of P i geon  Forge . A signi f i cant ly hi gher f i gure of $ 1 1 . 8  mi l l i o n  
for  f i s ca l  1973  i s  g i v e n  b y  the S t at e  o f  Tenne s see , Department of Revenue 
(T ab l e  7 ) . The d i sc r epancy cannot be exp l a i ned by the d i f f er ence 
between the c a l e nd a r  and f i sc a l  year becau se the stat e1s f i gure i s  
great er tha n the sum o f  receipt s for  cal end a r  1 97 2  and 1 9 7 3  repo r t ed by 
the c i ty . Because the state's f i gure  i s  27 per c ent a s  great a s  
Gat l i nburg's receipt s ,  and P i geon F orge h a s  2 8  per c e nt a s  ma ny busi ne s se s  
a s  Gat l i nbur g , t h e  s t at e1 s  f i gure  appear s mor e  near l y  cor r ec t . If  
$ 1 1 . 8  mi l l i o n  is  accepted as  the true i ncome , P i geo n F o rge's curr e nt 
rece ipt s are three t o  f our t im e s  tho se of  c i t i e s  with c ompar able  
popu l at i o ns . 
VIII . THE GROWTH OF GATLINBURG AND THE LAW 
OF PROPORT IONATE EFFECT 
A compar i so n  of  gro s s  bu s i ne s s  receipt s and park vi s i t atio n  in 
T ab l e  8 shows that reve nues  apparent ly fo l low the ov er a l l upward t r end 
of  v i s i t a t i o n  growth but are r e l a t ive ly unaf f e c t ed by sho r t�t errn 
f luc tuat io n s . Gro s s  r eceipt s have i ncr eased each year in Gat l i nburg 
and P i geon Fo rge even when the r e  were d e c r e a s e s  in a nnua l vi s i t a t io n .  
For examp l e , tot a l  v i s i t a t i o n s  d ec l i ned by appr oximat e l y  100 , 000 i n  
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TABLE 8 .  Gro s s  Annua l  Bu si ne s s  Re�ei pt s i n  Gat l i nburg and Annual V i s i t s 
Through the Gat l i nburg Entrance to the Gr eat Smoky Mount ains  
Nat ional Park , 1 9 3 1 - 1 973 . 
Year Annua l  Vi s i t sa 
1 9 3 1  123 ,200 
1 9 32 1 80 , 000 
1 9 33 206 , 250 
1 9 3 4  231  ,ooo 
1 9 35 275 ,000 
1 9 36 35 1 , 6 1 5  
1 9 37 385 , 440 
1 9 38 388 , 575 
1 939 425 , 205 
1 940 48 1 , 305 
1 9 4 1  720 , 5 55 
1 942 400 , 785 
1943 210,705 
1944 29 4 , 030 
1945 4 1 2 , 885 
1 9 46 636 , 845 
1 947 667 , 700 
1 948 808 , 335 
1 949 8 3 1 , 384 
1950 977 ' 108 
1 95 1 9 45 , 3 1 9  
1952 1 , 1 3 3 , 18 5  
1953  1 , 102 , 8 92 
1 95 4  1 , 1 1 4 , 363 
1 955 1 , 239 , 120 
1 956 1 ,269 , 752 
1 957 1 , 38 3 ,539  
1 958 1 , 362 , 627 
1959  1 , 264 , 920 
1 960 1 , 902 , 012 
1 9 6 1  2 , 078 , 400 
1 962 2 ,276 , 800 
1 963 2 ,284 , 400 
Gross  b 
Annual Rec eipt s 
No Record 
$ 6 , 49 6,040 
7 , 071 , 417 
7 , 1 95 , 9 9 1  
8 , 49 3 ,75 3 
9 , 1 98 , 99 9  
9 , 465 , 008 
1 1 , 1 37 , 489 
12 , 375 ,262 
Gro s s  Annual 
Rec eipt s i n  
Const ant 1 9 56 
Dollarsb 
$ 6 , 49 6 , 040 
6 , 828 , 1 5 3  
6 ,763 ,899  
7 , 9 1 9 , 7 1 9  
8 , 441 , 922 
8 , 598 ,790 
1 0 ,006 , 529 
10 , 985 ,237 
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TABLE 8 .  ( Co nt i nu ed ) 
Gro s s  Annu a l  
Receipt s i n  
Gro s s  b Const ant 1 956 
Year Annu a l  Vi sit s 
a 
Annual  Receipt s Do l l ar sb 
1 9 64 2 , 433 , 900 1 4 , 69 3 , 504 12 , 874 , 608 
1 9 65 2 , 6 1 6 , 400 1 6 , 9 47. , 5 5 2  1 4 , 598 , 207 
1 9 66 2 , 758 , 900 1 9 , 606 ,895 1 6 , 4 1 9 , 764 
1 967 2 , 850 , 500 20 , 257 , 504 1 6 , 48 9 , 608 
1 9 68 2 , 855 , 900 25' 101 , 5 9 2  1 9 , 608 , 878 
1 9 69 2 ,79 3 , 300 28 , 426 , 300 2 1 ,073 , 777 
1 970 2 , 9 2 2 , 900 34 , 01 3 , 9 42 23 ,806 , 8 34 
1971  2 , 897 , 900 38 , 6 2 2 , 1 1 5  25 , 9 17 , 887 
1972 3 , 1 23 , 300 44 , 1 30 ,724 28 , 6 69 , 1 18 
1 973 3 , 0 17 , 200 49 , 8 1 5 ,804 30 , 465 , 8 6 1  
aNat io na l  Park S ervi ce . 
b Gat l i nburg gro s s  bu si ne s s  r eceipt s t ax record s .  
TABLE 9 .  Gro s s  Bu s i ne s s  Rec e i pt s i n  Pigeo n Forge , 1 969-1973 . 
Gro s s  Gro s s  Annual  Rec eipt s 
30 
Year Annual Rece i pt s i n  Constant 1 9 56 Do l l ar s 
1 9 69 $ 1 , 427 ,778 $ 1 , 058 , 480 
1 970 1 , 650 ,745 1 , 1 5 5 , 380 
1971 2 , 08 5 , 690 1 , 399 , 630 
1972 5 , 479 ,775 3 , 5 59 , 88 5  
1 973 6 , 001 , 9 30 3 , 670 , 602 
SOURCE ; P i geo n Fo rge gro s s  bu si ne s s  r ec e ipt s t ax record s .  
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1959 whi l e  Gat l i nburg ' s  gro s s  receipt s i nc r eased by $ 1 . 3  mi l l ion . 
S i nc e  1968 revenues  have grown by at  l east $4 mi l l i on each year i n  
spi t e  o f  signi f i c a nt d ec l i ne s  i n  vi s i t at i on i n  three a l t ernat i ng year s .  
Thi s  i s  expl ai ned by the expo nent i a l  nature o f  reve nue growt h as compared 
to ari thmetic  growth of park vi s i t at i on ( F i gure 3 ) . The r e l atio nship 
between the two variab l e s  is curvi l i near even whe n graphed on semi - log 
paper . Average s a l e s  per park vi sitor hav e  i ncreased so rapid ly that 
o n ly a maj or dec l i ne i n  vi s i t at io n  c ou ld produce a .noti c eab l e  drop of 
gro s s  receipt s .  
K i ng has  not ed that lognorma l d i s t r ibu t i o n s  of t h i s  type are 
typi c a l ly a s soci ated with growth phe nomena . I n  d i scu s s i ng the lognormal 
pr obabi l i t y  l aw ,  Ai tchi son and Brown ( 1957 ) and ear l i er worker s such as 
K apteyn ( 1903 )  a nd G i brat ( 193 1 )  sugge st ed that i t  wou ld be generated 
by the " l aw o f  propo r t i o nate effect" wh ich S t e i nd l has  s t ated a s  f o l lows : 
I n  a pro c e s s  of growth , equa l propo r t i onate i ncrement s have 
the same chance of occurr i ng i n  a give n time int erv a l  wha t ever 
size happens to have been reached . In o ther word s ,  growth 
i n  propor t io n  t o  si ze i s  a rand om vari ab l e  wi th a �iven 
d i st r ibu t i o n  whi ch is  considered const a nt in  t ime . 
Gat l i nbu rg ' s  ear ly growth ( 1930- 1967 ) wa s e s se nt i a l ly a func t ion 
of  park v i s i t at i o n ,  and thi s may have been part i a l ly true a s  late a s  
1967 . Af t er 1967 , howeve r ,  the c i ty appear s t o  have grown qui te 
i ndepe ndent l y  f rom the park as i nd i cated by the sudden growth of aver age 
receipt s ( i n  co nstant 195 6  d o l l ar s )  per park vi s i tor ( Tab l e  8 ,  page 28 ) 
and by an upt u r n  of the scat t e rgram ( F i gure 3 ) . 
4Le s l i e  J .  K i ng ,  S t at i st ical Ana ly s i s  i n  Geogr aphy ( Eng l ewood 
Cl i ff s :  Prent i c e-Ha l l ,  I nc . ,  1969) , pp . 53-55 . 
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F IGURE 3 .  Scat te rgram of Gat l i nburg ' s  gro s s  busi ne s s  rec eipt s 
( Logari thmi c )  and vi s i t ation through the Gat l i nburg ent rance , 
Great Smoky Mount a i n s  National Park , 1 956-1 97 3 .  
SOURCE : Nat ional Park Service and Gat li nbu rg gro ss bu s i ne s s  rec eipt s 
t ax record s .  
The sudden  growth of average sa l e s  per park vi s i tor cou ld be 
exp l a i ned simp ly by an i nc r ea se i n  the amount o f  money spent by each 
vi s i t o r  to the c i ty , but thi s seems unl ik e l y  because i t  wou l d  have 
req u i r ed almo st a d oub l i ng of expend i tu r e s  per per son in  six  year s .  
Thu s c i t y v i si tat ion probab ly i ncr ea sed c o nsiderably whi l e  park 
vi s i t a t io n  d ec l i ned or ro se s l i ght l y  each year . 
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�oreover , it seems improbab l e  that Gatl i nburg i s  att ract i ng a 
l arger share of park vi sito r s  becau se the by-pa s s  road constructed i n  
1 9 68 a nd the recent popu l a r i t y  o f  campi ng f ac i l i t i e s  i n  the park wou l d  
seem to d ec r ea se t h e  port ion of park v i s i t o r s  st oppi ng i n  t h e  c i t y . 
Gat l i nburg mu st have become a d e st i nat ion for  many t ouri s t s  who do not 
show up i n  the park f i gur e s  a nd , therefore , a tour i s t  attraction i n  i t s  
own r i ght . The l aw o f  proport i o nat e effect i s  probab l y  a t  work i n  the 
growth of park v i s i t at ion and in the growth of Gat l i nburg , but the 
emergence of Gat l i nburg as a tour i st d e s t i na t i o n  has separat ed the i r  
cour s e s  except to the ext ent that bo th ar e st i l l  t i ed t o  t r e nd s  i n  
regional tour i sm .  
I X .  RANDOM FACTORS IN  THE GROWTH OF GATLI NBURG 
The for c e s  af f ec t i ng Gat l i nburg ' s growth after  1 9 6 7  were not 
the same as  tho se af f ec t i ng park v i s i t at io n  because proport i o nate 
i ncreases  were of ent i r e l y  d i f f erent magni tud e s . Ber ry has  argued that 
1 1 a  lo gnormal  d i st r ibution is  a cond i t io n  of entropy , d ef i ned a s  a 
c i r cumst ance i n  whi ch the f o r c e s  af f e c t i ng the d i stributio n are many 
5 and act r andom ly . 1 1  I f  th i s  co ncept i s  app l i ed to the pr eced i ng data , 
the number of r and om f actor s af f ec t i ng Gat l i nbur g ' s  growth mu st have 
i ncrea sed consi d e r ab l y  dur i ng the stud y period . 
What are  these random factors  i n  Gat l i nburg ' s  growth? No doubt 
park v i s i tation remains  an impo r t ant variab l e , and the add i t io na l  
facto r s  probab l y  c o n s i s t  o f  f ac i l i t i es  a nd att rac t ions whi ch have 
i ncrea sed as the c i t y  has grown . T ab l e  10 l i st s  some of the mo st 
conspi cuous tour i s t  f aci l it i e s  i n  Gat l i nburg i n  chrono logi c a l  order 
accord i ng to the date at whi ch they were f i r st estab l i shed . The ba s i c  
i nf ra s t ructur e s  nec e s sary for ac c e s s  and accommodations  were comp l et ed 
by 1940 ,  and convent ion f ac i l i t i e s  were comp l e t ed i n  1956 . S i nce 1 957 
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mo st of the add i t i o na l  faci l i t i e s  have served to i ncrease  the attract ion 
of Gat l i nburg for a broad er spect rum of tou r i st s .  For  examp l e ,  the 
Space Need l e  wou l d  seem to attract a group of t our i s t s  quite d i s s imi lar  
f rom the  nat ure buf f s  who compr i se a l arge po rt ion o f  park v i sitor s . 
There i s  considerable  variety amo ng the new f ac i l it i e s whi ch cater t o  
a r ange of i nt e r e s t s f r om sport s ,  such a s  go l f  and sk i i ng ,  t o  theater  
t o  t e l evi s ion . The appeal of Gat l i nburg has changed cons iderably f rom 
i t s i ni t i al  image a s  a quiet vi l l age near the park and has d i ve r s i f i ed 
to att ract many tour i st s  who may hav e  l i t t l e  or  no i nt er e st i n  the park . 
Table 1 1  i nd icates  the i ncrea sing d iver s i t y  of eve nt s and 
activi t i es  sched u l ed o n  a mor e  or  l e s s cont i nuou s ba s i s  i n  Gat l i nbur g .  
The cumu l at ive growth o f  at t r act i ons , r angi ng f rom the t rad i t ional 
5Br ian  J .  L .  Berry and F r a nk E .  Hor to n , Geograph i c  Per spectives  
on U r ban Sy s t ems (Englewood C l i f f s :  Prenti ce-Ha l l ,  I nc . , 1 970) , p .  7 3 . 
TABLE 1 0 .  S e l e c t ed Innovative Resort Fac i l i t i e s  i n  Gat l i nburg b y  Date 
of Co n s t ruc t ion . 
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Type of F ac i l i ty 
Dat e F i r st Estab l i shed 
o r  Con st ruc ted 
Pe rmanent Set t l eme nt 
F i r st Hot e l  
Great Smoky Moun t a i n s  National  Park 
Tran smou nt a i n  H i ghway 
I ni t i a l  R e so r t  I nf r astructure 
Co nv e nt i on Center ( Auditor ium )  
Gat l i nburg Count r y  C l ub 
Sky L i f t  
S k i  Lodge 
Hunt er Hi l l s  ( Chucky J ack ) Theat er 
F i r s t  Chai n Mot e l  
S pace Need l e  
Cab l e  T e l evi s i o n  
F i r st Mov ie The ater 
Aer i a l  T r amway to Ski Lodge 
F i r st Conve nt i o n  Hot e l  
c . l 7 90 ' 
1 9 1 6  
1 9 26- 1 930 
1 9 3 1  




1 9 6 1  
1 9 6 1  
1 96 2  
1 9 68 
1 9 6 9  
1 97 2  
1 97 3  
1 97 3  
SOURCE ; Gat l i nburg Chambe r  o f  Commerc e ,  Gat l i nburg City 
Dir ectory , and i nterview with Zeno Wal l ,  f orme r  d i rector , Chamber of 
Commerce . 
TABLE 1 1 . Tour i st At t r act ions  and Recur r i ng Tour i st Eve nt s by Date of 
F i r st Occur renc e  i n  Gat l i nburg . 
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At t r act i o n  
o r  Ev ent 
Dat e of F i r s t  
Ae sthe t i c  Phy s i c a l  S et t i ng 
Mount a i n  Craf t s  
Mount a i n  Craf t s Revi ved 
Spr i ng Wi ldf lower Pi l gr image 
Cr af t sman ' s  F a i r  
Br idge Tour name nt 
Craf t Workshop 
Mid-South S treet  Rod Roundup 
Chapman Ant i que Show 
G at l i nburg Hoedown 
Ar t s  and Craf t s  F ai r  
Mor to n ' s Ant ique Show 
Al l e n  T ipton Square Dance 
Mou n t a i n  Clogger s Square Dance 
Gr eat Smoky Mount ai n F e st ival Square Dance 
Occur rence 
Ce no zo i c  Era? 
c . l790 




1 9 6 2  
1 96 2  




1 97 1  
1 9 7 2  
1 97 2  
SOURCE ; Gat l i nburg Chamber o f  Commerce , Gat l i nburg City 
D i r ec to ry ,  and i ntervi ew with Zeno Wa l l ,  f o rmer d i rector , Chamber of 
Commerce . 
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mou nt a i n  craf t s  to  a nt ique car s ,  serve s a broad spec t r um of i nt er e st s .  
The number of at t r a c t i ons and f ac i l i t i e s  has  d oub l ed s i nce 1 9 60 and has  
great ly i ncrea sed random factor s affect i ng the c i t y ' s growth . 
A third set of fac t o r s  i nvolves  the growi ng numbe r o f  c onve n-
t io ns . A t o t a l  o f  1 2 1  co nvent ions , semi na r s , and s a l e s  meet i ngs were 
he l d  i n  Gat l i nbur g  i n  1 960 and 1 47 i n  1 9 68 . By 1 974 the numbe r had 
6 l e aped to  384 . The growth i s  cumu l ative to  a large ext ent becau se ma ny 
organi zat i o n s  t e nd to  return a nnua l ly o n  a mor e  o r  l e s s  cont i nuous ba s i s  
once they have held  a convent i o n  i n  Gat l i nburg (Tab l e  1 2 ) . Numerous  
organi zat ions have u sed Gat l i nburg ' s  f ac i l i t i e s  a nnua l ly for  1 5  to  20 
year s . 
The convent i o n  t rad e i s  a maj or e l ement of Gat l i nburg ' s  recent 
growth . The l argest convent i o ns i nvo lve a s  many as 1 400 over ni ght 
gue s t s ,  and sma l l er mee t i ng s  u sua l ly br i ng 300 t o  400 gue st s ,  for  a 
f a i r l y  st and ard durat i o n  of 2 . 5  t o  3 day s . The Ame r i c a n  Ho t e l  and Mot e l  
Assoc i a t i o n  e st imat e s  that the nat i o na l  aver age dai l y  expend i ture per 
co nvent i o n  gu est  i s  approximat e l y  $ 40 . 7 Thu s a s i zab l e  port i on of 
Gat l i nburg ' s  gr o s s  bu si ne s s  r ecei pt s can be a t t r ibuted to  the co nvent i o n  
trad e . 
The areal  expansion  of Gat l i nbur g ' s c l i ent e l e  source regio n may 
have p l ay ed an equa l ly impo r t a nt r o l e  i n  the re sort ' s  i nd epend e nt 
growth . Tab l e  1 3  shows that o r gani zed loca l pr omot i o n  began with 
6 Zeno Wa l l ,  f ormer D i r ector , Gat l i nbur g  Chamber of Commerc e ,  
t e l ephone i nterview , J anuary , 1 975 . 
7 Ibid . 
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TABLE 1 2 . N umber of Guest s At t e nd i ng S e l e cted Recur r i ng Conve nt i o n s , 
S a l e s  Meet i ng s , and S emi nar s i n  Gat l i nbu rg . 
S e l ec t ed Recur r i ng Date F ir st He ld 
Co nventions  in  Gat l i nburg 
T enne s see Dental Asso c i at io n  1 954 
Tennes see Bakery Assoc i at i o n  1 954 
Tenne ssee Nur s e s  As soc i at ion 1 954 
Tenne s se e  Pre ss As soc i a t i o n  1 9 5 4  
Tennessee  Cred i t  U n i o n  1 958 
Tennes s ee Bar Asso c i at i o n  1958 
T enne s see Academy of F ami ly Phy si c i an s  1 958 
I nsure r s  of Tenn e s se e  1 958 
T e nne s see Oi lme n ' s As soc i a t i o n  1 958 
Southe r n  Po l i t i ca l  S c i enc e  Assoc i at io n  1958 
T e nne s see J ay c e e s  1 9 6 2  
T e nnessee Departme nt o f  Pub l i c  H e a l t h  1 9 64 
T enne s s ee Hou s i ng Autho r i t y  1969  
Repub l i c an Women of Tenne s see 1 97 1  
Approx imat e 
N umber of 
















SOURCE ; Zeno Wa l l ,  f o rmer d i rector , Chamber of Commerce ; 
cur r e nt ly co nv e nt i o n  manage r , Gat l i nbur g  Sher ato n Hot e l . 
TABLE 1 3 .  Promot ional  Act ivit i e s  o f  the Gat l i nburg Chamber of 
Comme r c e  by Date of F i r st Occur r e nce . 
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Promo t i onal Ac t i v i t y  
Dat e o f  F i r st 
Occur r e nc e  
Chamber of Commer c e  Estab l i shed 
Recur r i ng Di spl ay s  at Travel  Shows i n ;  
Cinci nnat i ,  Ohi o  
I nd i a napo l i s ,  I nd i ana 
Ch i cago , I l l i no i s  
City D i r ectory 
Recur r i ng Di splays at T rave l  Shows i n :  
Co l umbu s ,  Ohio 
K an s a s  City , Mi s souri  
Memphi s ,  T e nnes see 
Phi l ad e l ph i a ,  Pennsylvani a 
Char lott e ,  North Caro l i na 
New Or l eans , Loui s i ana 
Mi ami , F lo r i d a  
S t . Loui s ,  Mi s souri  
1 945 
1 9 57 
1 958 
1 9 67 
SOU RCE : Gat l i nburg Chamber o f  Commerce a nd i nterview with 
Ze no Wa l l ,  f ormer d i rector , Chamber of Commer c e . 
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e stab l i shment o f  the Chamber of Commerce i n  1 945 . I n  1957 adver t i sement 
wa s extended to  Ohio , I nd i ana , and I l l i no i s . Ten  yea r s  l at e r  the 
promo t i o nal  effort  wa s expand ed to  i nc l ud e F lo r ida , Loui s i a na , 
Mi s sou r i , Pennsy lvani a , Texa s ,  a nd Ontar i o . 8 
X .  CI RCULAR AN D  CUMULAT IVE CAUSAT ION 
The i nc r e a s i ng number of r e sort  f ac i l it i e s , t our i st eve nt s , and 
convent i o ns , a s  we l l  a s  areal expa nsion o f  the c l i e nt e l e  source regi o n  
a r e  growth s t imu lator s which mu l t i p l y  the number of factor s a t  p l ay i n  
Gat l i nbur g , but they a l so are rather pr ed i c t ab l e  co n seq uences o f  re sort 
d ev e l o pment . For  examp l e , e s t ab l i shment o f  a convent i o n  center became 
a lmo st a nec e s s i t y  as l arge r  a nd lar ger o r gani zat ional  mee t i ng s  were 
attracted to Gat l i nbu r g .  It s const ruct i o n  i n  1 9 5 6  r e su lted f rom a 
d emand for  larger and mor e  numerou s  meeti ng rooms than l o c a l  hot e l s  
cou ld provid e . The co nve nt i o n  c ent e r  then became a st imu lator of further 
growth by e nhanc i ng the c i t y ' s a t t ract i o n  for  eve n  l ar ger organi zat ions . 
As thi s t rad e grew , some large convent ions  were f orf e i t ed bec ause of 
the i nab i l i ty of Gat l i nburg to hou se al l of the member s i n  a s i ng l e  
ho t e l . The r e c e nt construc t i o n  o f  t he Sher ato n convent i o n  hot e l  may 
f i l l  thi s need, and simu l t a neo u s ly i t  can become a f actor  of further 
growth through i t s  promoti onal act ivi t i e s  r iva l i ng tho se of the Chamber 
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of Commerce . 
S imi lar ly the construc t i o n  of amuseme nt f ac i l i t i e s  l ike the 
Space Need l e  i s  premi sed on a potent i a l  market among the throngs of 
t our i st s .  The i r  pre sence , however , become s a f actor of further growth 
by at t r ac t i ng some new tour i s t s .  T h i s  cond i t io n  of growth on growt h 
i s  nec e s sary to  exp l a i n  the expo nent i a l  nature of Gat l i nburg ' s  growth . 
4 1  
T h e  i ncrea sed vari ety of f ac i l i t i e s  and attrac t i o n s  i n  
Gat l i nburg has d r awn new tour i st s  a nd ha s produced a net growth of 
tour i sm .  However , it i s  appar e nt f rom i nt e r v i ews that many of the 
trad i t io nal  t ou r i st s  are repe l l ed by some of the new f ac i l i t i e s ; for  
examp l e , the Space Need l e  has become an od i ou s  symbo l of Gat l i nburg ' s  
new image to many of those who prefer the former " qu i e t v i l l age near the 
park . "  I n  f ac t , a l l  o f  the new f ac i l i t i es a nd accommoda t i o n s  cau s e  
crowd i ng and congest i o n  whi c h  are r epugnant to many tour i st s .  Thu s , 
whi l e  add i t io na l  constructi on i s  nec e s sary to  sustai n net growth of 
tour i sm ,  it can a l i enate part of the market . Who can say , for i ns t a nc e , 
that these repe l l i ng f or c e s  are not part i a l ly re spons i b l e  for the 
f a l t e r i ng growth of park v i si t at i o n s i nce 1968 . It seems l ikely  that 
ab so l u t e  dec l i ne of touri sm could  r e su l t  if the former image of Gat l i n­
bu rg i s  comp l e t e ly obscur ed by new d ev e lopment s i nce tour i st s  pref e r r i ng 
at l ea st the i l l u s i o n  of a q u i e t  mountai n v i l l age pre sumably  st i l l  
compr i se a s i zabl e por t io n  of the market . Wi thout i t s  u ni que cul ture 
and natural  b eauty Gat l i nburg wou l d  be l ef t  with mo t e l s  and amu sement s 
whi ch are anythi ng bu t unique . 
10 1 1  1 2  
Myrd al , Pred , and Thomp son have d i scussed the proces s ,  
whi ch they c a l l c i r c u l ar and cumu l at ive causat io n , a s  a univer sa l 
a spect of urban growt h .  1 3  They , a l ong with Gar ner and Yeat e s ,  have 
poi nt ed out that the proc e s s  d o e s  no t nece s sari ly produce an end l e s s  
cha i n  o f  growth a s  i t s  epi thet wou ld imp l y . I n  fact , o nc e  dec l i ne has 
begun , i t , too , i s  compounded by c ircu l ar and cumu l a t ive causatio n .  
No sati sfactory conc eptua l i zat ion has bee n propo sed t o  exp l a i n  the 
rever sal s whi ch somet ime s  cau s e  ab so lute cont r ac t i on of sma l l  c i t i e s  
1 4  ( of l e s s  than 350 , 000 popu l a t i o n  accord i ng to  Thomp so n ) . The 
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Gat l i nburg examp l e  sugge s t s  that o ne po s s i b l e  exp lanat ion i s  the t e nd e ncy 
of some new growth factor s to  c l a sh wi th pre-exi st i ng f actor s .  Perhap s 
net growth somet ime s h i d e s  the lo s s  of an impo r t a nt sector of an 
u rban economy and thereby permi t s  repe l l i ng f or c e s  t o  cont i nue to  erode 
i t s  very foundat i o n . 
10Gunnar My rd a l , Ri ch Land s and Poor (New York : Harper and 
Bro ther s ,  1957 ) , pp . 1 1 -22 . 
1 1  A l l a n  R .  Pred , Urban Growth and the C i r c u l a t i o n  of I nfo rmat i o n :  
The Uni t ed S t a t e s  System of C i t i e s , 1 7 90- 1840 ( Cambr idge : Harvard 
Univer s i t y  Pre s s ,  197 3 ) , p .  1 9 2 . 
1 2Wi lbur R .  Thompso n ,  A Preface to  Urban Economi c s  ( Ba l t imore ; 
The Johns Hopk i n s  Pres s ,  1965 ) , pp . 1 1-60 . 
1 3Mau r i c e  H .  Yeat e s  and Bar ry J .  Garner , The North Ame r i can C i ty 
( New York : Harper and Row Pub l i sher s ,  19 7 1 ) , pp . 48-50 . 
1 4  Thomp son , op . c i t . ,  p .  35 . 
CHAPTER I I I  
THE AREAL EXPANS ION OF GATLINBURG 
Ar eal expa n s i o n  spr ead s the impact s of growth to owne r s  and 
resident s of l and s p e r i pheral to  a c i ty .  Lat er chapt er s exami ne these 
impac t s i n  Gat l i nburg , bu t thi s chapter a s s e s s e s  the expansion of 
Gat l i nburg ' s  i ncorpo rated area , bui l t-up area , and f r agme nted ( sma l l -
parc e l )  area . Wehrwei n has recommend ed that the urban f r i nge can best 
be identif ied in terms of land uses or mod i f i c at ions  of l and u s e s ; 1 
so spec i a l  a t t e nt io n  wi l l  be given t o  urban l and u se s  such a s  commer c i a l  
and r e sident i a l  act iv i t i e s . 
I .  EXPANS ION OF T HE I N CORPORATED AREA 
It i s  ev i d e nt i n  F i gur e  4 that considerab l e  expan s i o n  of 
Gat l i nbur g ' s c i ty l imi t s  ha s occurred s i nc e  i t s  i ncorpo r at i o n  in 1 945 . 
The i ncorpo r at ed area cove red approximat e l y  900 acr e s  i n  1 945 , 2000 
acr e s  i n  1 96 2 ,  and 4400 i n  1 9 68 . E ach suc c e s s i v e  annexat i o n  has extended 
in a l l  d i rections  except t oward the south where the park bound ary 
l imi t s expans i o n . 
Pi geo n F o rge was i ncorporated i n  1 9 6 1  wi th approximate l y  800 
acre s .  By 1 9 68 i t s  area had grown t o  mo re than 1000 acr e s . Mo st of 
the expan s i on occur red a l o ng the axi s  of Hi ghway 441 . 
1 George S .  Wehrwe i n , "The Rural-Urban F r i nge , 1 1 Economic 
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F IGURE 4 .  Incorpo r ated areas i n  the L i t t l e  Pigeon Di stri ct , 1 9 4�-1 968 . 
SOURCE ; Tenne s see Count y Hi ghway Maps . 
I I .  EXPANS ION OF THE BU ILT-UP AREA 
45 
The mo st  co nspi cuous f eature  of Gat l i nburg ' s  urbani zat i o n  i s  
i nc r ea sed number s  and dens i t i e s  o f  bui l d i ng s . A compari son o f  F i gures  
5 a nd 6 �ws that by  1 942 bui ld i ngs were scat t ered throughout the 
val l ey bo ttoms and other lev e l  p l ac e s .  The maj or effect  of later 
const ruct ion has  been to i ncr ease d e ns i t i e s  by f i l l i ng open space s .  
Thi s proc e s s  i s  mo st  obv i ou s  al ong the Parkway and second ary commerc i a l  
ar t e r i e s  such a s  Ai rport Ro ad wh i ch wa s const ructed dur i ng thi s 
period . Af t e r  1 9 56 the bui l t-up area advanced somewhat o nt o  higher 
e l evat i o n s  a s  improved road-bui l d i ng techno logy and i ncrea sed capi t a l  
i nve stment enab l ed d eve loper s t o  o p e n  former l y  i nacc e s s i b l e  area s .  
T he over a l l  d i st r i bu t i o na l  pat tern  o f  the bui l t-up area , however , has  
changed l i t t l e ;  mo st ly d e ns i t i e s  have i nc r ea sed in  the val l ey bot t oms . 
I n  cont r a st the growth o f  Pigeon Fo rge has  bee n char acteri zed 
by r e l at i vely low bu i l d i ng d e ns i t i e s  and consid erab l e  areal expansion 
( F i gure 7 ) . Mo st  of  the l and in  a nd arou nd P i geon Forge i s  l ev e l  enough 
for f ac i l e  construc t i o n  and has not d i scour aged expa n s io n . The mo st  
sal i e nt change in  the bui l t-up area has bee n the i ncr e a s i ng d e nsity of 
comme r c i a l  bui l d i ngs a l o ng H i ghway 441 . The construc t i o n  o f  the f our­
lane h ighway l ed t o  a sh i f t  of comme rc i a l  d ev e lo pment f rom the center 
of t own t o  a l i near strip 3 . 5 mi l e s  along the new r o ad af ter  1 956 . By 
1970 the bu i l t-up area of Pigeon F o rge occup i ed approximately  twi c e  a s  
much l and a s  that of  Gat l i nburg , and dens i t i e s  near i t s c e nter were 
comparab l e  to tho se of Gat l i nburg i n  1942 . 
•• 1 
/ 
BUILDING DENSITY IN GATLI NBU RG, 
1 942 AND 1 956 
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FIG URE 5 .  Bui l d i ng d ensity i n  Gat l i nburg , 1 942 and 1 956 . 
SOURCE : Tenness ee Val l ey Autho ri t y  7 . 5 Mi nu t e  (Topographic ) S e r i e s , 
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F IGU RE 6 .  The land surfac e  of t he L i t t l e  Pi geo n D i s t r ic t . 
SOURCE : Har l and Bartho lomew and Assoc i at e s ,  Comprehens ive P l an for 
Gat l i nburg a_T enne s see ( Memphl s :  Har land Bar t ho lomew and Assoc 1 at e s , 1 9/ l J . 
BUI LD ING DEN S I TY IN  PIGEON FORGE 
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F IGU RE 7 .  Bu i l d i ng density i n  Pigeo n Forge , 1 9 40 ,  1 9 5 6 , and 1 970 . 
S OU RCE ; T enne s see Va l l ey Aut ho r i t y  7 . 5  Mi nute (Topo graphic ) Ser i e s , 
1 : 24 , 000 . 
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I I I .  EXPANS ION OF THE FRAGMENTED AREA 
Tab l e  1 4  i nd ic at e s  that the number of l and parc e l s  i n  
G at l i nburg and the we stern d iv i s i o n  ( combi ned here t o  neut ra l i ze the 
e f f ect of annexat i o n )  grew at an expo ne n t i a l  rate f rom 1 9 30 to  197 3 . 
The eastern d iv i s i o n  experi enced a s imi l ar t re nd except for a somewhat 
d ecr eased growth rate i n  the mo st  r ece nt d ecade . Comparab l e  data are 
no t avai l ab l e  f or the norther n d iv i sion , but there i s  no r e a so n  to 
su spect great ly d i s s imi lar growth t here . Pigeon  Forge i s  i n  t h i s  
d iv i s i o n , and i t  i s  k nown that t h e  number o f  parcel s withi n i t s  l i mi t s  
a lmo st doub l ed between 1962  a nd 1 9 7 2 .  
49 
Parce l i zat i o n  has t aken p l ac e  throughout the L i t t l e  Pi geo n 
Di st r i c t , but , a s  expect ed , the mo st  i ntense  f r agme nt a t i o n  ha s center ed 
on Gat l i nburg and P i geo n F o rge . I t  wa s no t p o s s i b l e  to map accur ately  
the occurrenc e  of f r agment a t i o n  wi thi n each d i v i s i o n  prior to  1 96 2 , 
but a rev i ew o f  t ax recor d s  i nd i cat e s  that f rom 1930 t o  1950 land 
f r agment atio n was c o nc ent rated i n  the va l l ey bo t t oms i n  o r  near the s i t e  
o f  G at l i nbur g .  Subd i v i d i ng i n  rura l areas wa s mi nima l . By 1950 the 
City o f  Gat l i nburg contai ned 58 per cent of a l l  land parce l s  i n  the 
we stern d iv i sion . The subd i v id i ng of l and h a s  i ncrea sed progr e s s i v e l y  
s i nce 1 950 and i n  t h e  p a s t  de cad e has  ext end ed we l l  beyo nd t h e  c i ty 
l i mi t s  of Gat l i nburg a nd P i geo n Forge . Scatt ered ar eas  o f  sma l l l and 
par c e l s  are now d i sper sed thr oughout much of the Litt l e  Pi geo n D i st r i ct 
( F i gure  8 ) , 
50 
TABLE 1 4 .  Land Par ce l s  i n  the Li t t l e  Pi geon D i st r i c t , 1 9 30- 1 97 2 . 
Numbe r  Number Number N umber Number 
D i st r i c t  1 9 30 1 9 40 1 9 50 1 9 6 2  1 9 7 2  
G at l i nburg a a 603 1 1 3 2  2367 
P i geo n Forge b b b 402 765  
Eastern  1 5 3  180 230 7 23 109 6 
West ern  40 1 5 30 440 969  205 9 
Northern b b b b 295 1 
T o t a l  9 2 38 
SOU RCE : Compi l ed f rom Sev i er County t ax record s .  
8Comb i ned with we ste r n  d i v i sion . 
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5 1  
r:::l Area in which somple point is in a parcel of one
) L_J acre or smal ler (one sample point per 20 acres 
F I GU R E  8 .  S ma l l parc e l  a r e a s  i n  t h e  Li t t l e  Pi geo n D i st r i c t ,  1 9 7 2 . 
S OU RC E : Comp i l ed f ro m  S ev i e r - Co u n t y  t ax r e co rd s .  
IV . COMMERCIAL LAND USE AND URBANIZAT ION 
The rapid expo nent i a l  i ncrea se of  bu si ne ss e s  in Gat l i nburg has 
r e su l t ed i n  high d e n s i t i e s  a l o ng the Parkway and a f ew other art e r i e s .  
52  
I n  1 9 30 nearly al l o f  the bu si ne s s e s  were locat ed o n  what is  now ca l l ed 
the Parkway ( F i gu r e  9 ) . I n  1 9 6 3  the Parkway was st i l l  the locat ion  of 
52  per cent of a l l  busine s s e s  though t he total  number of  e s t ab l i shme nt s 
had i ncr eased f rom 1 7  i n  1930 t o  268 i n  1963  (Table 4 ,  page 2 2 ) . The 
add i t io nal  bu s i ne s s e s , e spec i a l ly mo te l s ,  located al ong Ai rpor t , River , 
Ro ar i ng Fork (Hi ghway 73 East ) , a nd Ba sk i ns Creek Road s ( F i gure 10) . 
Ov er the past d e c ad e  f r ont age o n  the Parkway h a s  become more o r  l e s s  
f u l ly ut i l ized , a nd , i n  f ac t , near l y  three-quar ters  of  the 2 4 4  bu s i ne s s e s  
added d u r i ng thi s period had to  locate e l sewhe re . Ev e n  so , the areal 
extent remai ned c o nf i ned to  440 acr es  o f  l and in the val ley bot tom near 
the Parkway or a l o ng Roar i ng Fork Road . The sk i comp l ex we st of the 
c i t y  o n  Sk i Mou n t a i n  Road was the only  maj or new area of  commerc i a l  
l a nd u s e . 
A compar i so n  o f  thi s  d i s t r i buti on wi th Gat l i nburg ' s  i ncorpo rated 
area , bui l t-up area , a nd f r agmented area r evea l s tha t commerc i a l  land 
u se has  not been a s i gni f i cant a spect of areal expans i o n .  The commerc i a l  
area and bu i l t-up area bo th a r e  concent rated i n  the val l ey bo t toms and 
nei ther has expa nd ed very much s i nc e  about 1 940 . I n  bo th case s growth 
has be en ev i dent mo st ly as i nc r e a se s  of d e ns i t i e s  near the c e nt er of 
Gat l i nburg and a l o ng maj or arter i e s . 
The i ncorporated area a nd f r agment ed area ext e nd far  beyond the 
d i str ibution of commer c i a l  l and u se .  Logi c a l ly o ne might expect 
BUSINESSES IN P I GEON FORGE AND 
GATLINBURG BY LAND PARCEL SIZE · 1930 - 1973 
ACRES PER 
BUSINESS SITE PIG EON FORGE 
.005 - . 0 9 9  
. 1 00 - . 4 9  
. 5 0  - · 2 . 9  
3 . 0 - 4 . 9  
.005 - .09 9 ...... -....... --... 
. 1 0 0 - .49 
.50 - 2.9 
3 .0 - �.9 
.00 5 - .099 
. 1 0 0  -.49 
.50 - 2 .9 
.005 - .0 9 9  
. 1 00 - .4 9  
. 50 - 2.9 
3 .0 - 4.9 
.005 - .099 
. 100 - .49 
.50 - 2 .9 
3 .0 - 4. 9  
• ON PARKWAY D OFF PARKWAY 
F IGURE 9 .  Bu s i ne s se s  i n  Pigeon Forge and Gat l i nburg by l and parc e l  
· 
s i ze , 1 9 30-1 97 3 .  
53  
SOU RCE : Compi l ed f rom te l epho ne l i s t i ng s  a nd measurement s of repre­
sentat ive bu s i ne s s  e stab l i shment g i n  Gat l i nburg and Pigeon Forge ; 1 9 30 
d at a : J eanette  S .  Greve , The Story of Gat l i nburg ( S t rasbur g ,  Va . : 
Shenandoah Pub l i shing Hou se , I nc . , 1 9 3 1 ) . 
COMMERCI AL AND RESIDENTI AL 
LAN D  USE 
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F IG URE 1 0 .  Commerci al and r e s id ent ial land u se i n  G at l i nburg , 1 9 69 . 
SOURCE : Har land Bartho lomew and As soc i at e s , Compr ehensive P l an for  Gat l i nburg , 
T enne ssee ( Memphi s :  Har land Bartho lomew and Asso c i at e s , 1 97 1 ) . 
Ln 
� 
5 5  
commer c i a l  land u se t o  c a u s e  i nt e nsive f r agmentat io n i n  t h e  val ley 
bo ttoms a s  bu si ne s s  d e nsity  i ncr eased . The po t e nt i a l  impact o n  l and 
parce l  s i ze can  be d i scer ned f rom F i gure 9 and Tab l e  1 5 .  I n  1 9 30 busi-
ne s se s  requi r i ng l e s s  than . 5  ac re pr edomi nated . In the ne xt 33 ye ar s 
bu s i ne s se s req ui r i ng . 5  t o  2 . 9  acr e s  per s i t e  i ncrea sed mo st rapid ly 
and they al so predomi nated areal ly in  1 9 69 wi th mo te l s  a l o ne accou nt i ng 
for 68 per c e nt of  a l l  commer c i a l  acreage .
2 Neverthe l e s s , much recent 
growth was among even mor e  i ntensive u se s . From 1 9 63 t o  1 97 3 , for  
examp l e , great e s t  abso lute  i nc r ea se s were r egi st ered by gift  shop s whi ch 
occupi ed ext reme l y  sma l l  par c e l s  o f  land . 
I n  Pi geo n Forge bu si ne s se s o c cupyi ng . 1  to  2 . 9  acr e s  of space 
predomi nated numer i c a l ly in  1 9 6 3  a nd 1 9 7 3 . Great e st abso lute  i nc r ease s 
occur r ed i n  the . 1  to  . 49 acr e  category a s  new service  bu si nes ses were 
added . The larger growth rate in the sma l l e st  parcel  c l a s s  may pr e sage 
a t re nd toward high ly intensive l a nd u se s  simi l ar to that of Gat l i nbur g .  
These data  seem t o  support the cont e nt i o n  that parc e l i zat i o n  
should  r e su l t  f rom i ncrea s i ng bu s i ne s s  d e n s i ty . However ,  t h e  expec t ed 
f r agmentat ion may not hav e occur red . An exami nat ion  of t ax record s 
revea l s  that the Parkway contains only  87 separat e l and par c e l s  a s  c orn-
pared to 206 bu s i ne s se s . The act u a l  impact of commerc i a l  l a nd u se o n  
par c e l  s i ze appear s to  have b�e n minor e v e n  i n  t h e  a r e a  o f  mo st  i ntense 
commerc i a l  d ev e lopme nt . 
2 
Har l and Bar tho lomew and As soc i at e s , Comprehensive P l an for 
Gat l i nburg , Tennes see (Memphi s :  Har l and Bartho lomew a nd As soc i at e s , 
1 9 7 1 ) ,  p .  8 .  
T ABLE 1 5 . Land U s e  C l a s s i f i c a t i o n  by Land Par c e l  S i ze . 
Approx imat e 
Parce l S i ze 





. 500- 2 . 99 9  
3 . 000- 4 . 999 
5 . 000-2700 . 000 
Repr esentat ive Land U s e  
Ret ai l Stores  U sual ly Wi thout Park i ng :  
Gift Shop s ,  Nove l t i e s , Ant i q u e s  
Spec i a l t y  Food s and D r i nk s  
Ar t s  a nd Craf t s  
Drug Sto re s 
Be auty Ai d s  and Shops 
Spor t i ng Good s 
Appar e l  
Ret a i l  Stores  U sual ly With Park i ng : 
Groceri e s  
Hardware a nd Dry Good s 
S ervic e s :  
Re staurant s 
I n sur ance 
Real E s t at e  
Commun i c at ions  and P r i n t i ng 
Bank s  
Mai ntenance and C l eani ng 
Day Car e Ce nte r s  
Automotive Mai ntenance and Supp l y  
Fue l Supp l y  
T r anspor t at i o n  Serv i c e s  
Amu sement s 
Mo t e l s  a nd Ho t e l s 
S i ng l e  F ami ly Re sidences  
Construct i o n , Land sc api ng , Bui l d i ng Supp ly 
T r ave l Trai l er Park s 
Scho o l s  
Agr i cu l ture 
F o r e stry 
SOURCE : Est imated f rom measureme nt s of  r epre sent at ive bu si ne s s  
e st ab l i shme nt s i n  Gat l i nbur g .  
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Bu si ne s s e s  occupied o n ly a smal l port i o n  of  the rur a l  land i n  
1968 ( F igure 1 1 ) . The eastern  d i v i sion  cont ai ned a maj ori ty o f  a l l  
comme r c i a l  e s t ab l i shment s out side c i ty limi t s , but eve n  there they 
occup i ed no mor e  than 50 ac r e s . Co nsideri ng the sma l l  land requir ement 
it i s  u n l ik e ly that commerc i a l  activity  was re spo nsi b l e  f or much of 
the r ur al  f ragme nt at i o n , 
V .  RE SIDENT IAL LAND USE AND URBANIZAT IO N 
Resident i al l and u se i s  co nce ntr ated i n  sma l l pocke t s  of land 
near the maj or art e r i e s  of Gat l i nburg ( Fi gure 10 , page 5 4 ) , Away f rom 
the se art e r i e s  r e sidenc e s  are scattered , a nd d e n s i t i e s  are simi l ar to 
tho se of  the rural  area s .  I n  fact , lar ge por t i o n s  o f  the we stern part 
of the c i ty hav e no re sidenc e s , j u st as ad j acent rural areas have no ne . 
As i l lu st rated i n  F i gure 1 2 ,  the rur a l  d ivi sions  have exper i enced 
considerab l e  r e s i d e nt i a l  growth f rom 1 9 39 to  1 9 68 , but hou s i ng d e nsi t i e s  
are general ly low . Only near the eastern  t i p  of  Gat l i nbu rg a nd i n  a 
smal l area we st o f  P igeo n Fo rge hav e rur a l  d e n si t i e s  exc eeded 60 
re sidenc e s  per square mi l e  ( approximately . 1  re sidenc e s  per acr e--the 
lowe st  density  shown in F i gur e s  5 a nd 7 ,  page s 46 and 48 , r e spect ively ) .  
Actua l r e s i d e nt i al  l and u se has rema i ned somewhat conc e nt r at ed 
i n  the v a l ley bott oms near the c e nt er of Gat l i nburg though t o  a l e sser 
ext ent than commer c i a l  land u s e . A much larger area , however , i s  
comm i t t ed t o  pot e nt i a l  re sident i a l  u se i n  the f orm o f  p l at t ed resident i a l  
subd i v i sions , a s  c a n  be see n i n  Tab l e s  1 6  and 1 7 . The se d a t a  at t e st 
t o  a high vo l ume of  l and subd ivid ing act iv i ty ; a compar i so n  of tot a l s  
f o r  1 9 6 2  and 1 9 7 2  i nd i cat e s  that the acr eage i n  subd i vi sions  almo st 
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RURAL BUSINESS ESTABLISHMENTS 
LITTLE PIGEON DISTRICT 
• 1 973 Incorporated area 
miles 
• Represents one rura l business esta bl i shment 
F IGURE 1 1 .  Rural  bu s i ne s s  e s t abl i shment s i n  the Li t t l e  P i geon D i st r i c t , 
1939 , i 9 6 2 , and 1 9 68 . 
SOURCE : Tenne s see County Hi ghway Maps . 
DENSITY OF RURAL RESIDENCES 
LITTLE PI G EON DI STR I CT 
1 939 
RURAL RESIDENCES PER SQUARE MILE 
D o 
D 1 - 3o 
- 31 - 60 
.. 61 - 90 
.. 91 AND OVER 





F IGURE 1 2 .  Den s i t y  of rural r e s id enc e s  i n  the Li t t l e  Pigeo n D i st r ict , 
1 9 39 , 1962 , and 1 9 68 . 
SOU RCE : Tenne ssee County Hi ghway Maps . 
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TABLE 1 6 .  Rur a l  Subdivi sions i n  the L i t t l e  Pi geo n D i st r i c t , 1 9 6 2 . 
Number E st imated E stimated Est imated E s t imat ed 
of Averageb Acr eage Road Road Tot a l  
Subd i v i s io n  Lot sa Lot S i z e  i n  Lo t sc Mi l e sd Acr e  agee Acr eagef 
Hend e r so n  9 . 5  4 . 5  . 1  . 5  5 . 0 
Meadowbrook 95 . 33 3 1 . 4  . 7  3 . 5  34 . 9  
Pi geo n River 75 1 . 0 7 5 . 0  1 . 5 7 . 5 8 2 . 5  
High l a nd 97 . 33 3 2 . 0  . 8  4 . 0  3 6 . 0  
F a i r v i ew 3 1  . 33 1 0 . 2 . 5  2 . 5  1 2 . 7  
McMaha n  1 20 . 2-3 . 0  7 4 . 4  1 . 3  6 . 5 80 . 9  
Cardwe l l  23 . 4  9 . 2  . 5  2 . 5 1 1 . 7  
Conner Hei ght s 60 . 25 1 5 . 0  1 . 0 5 . 0 20 . 0  
Co nner He i ght s 84 . 33 27 . 7  . 5  2 . 5  30 . 2  
Wi l ey Oak l ey 29 3 . 0 87 . 0  1 . 0 5 . 0 9 2 . 0  
Le Co nt e 25 2 . 5  6 2 . 5  1 . 6  8 . 0 70 . 5  
Smokey View 107 . 5- . 75 64 . 0  . 8  4 . 0  68 . 0  
Mi l l s-Bar ne s 18 . 2- . 25 4 . 2  . 1  . 5  4 . 7  
North Gat l i nburg 159 . 1 -4 . 0  50 . 5  1 . 7  8 . 5  5 9 . 0  
Dud l ey Cr eek 20 1 . 0 20 . 0  . 5  2 . 5  2 2 . 5  
Mo ntgomery F arm 43 . 7  30 . 1 . 7  3 . 5  3 3 . 6  
Mo nt gomery Wood s 1 30 . 33 42 . 9  2 . 0  1 0 . 0  5 2 . 9  
Wha l ey 63 . 33 20 . 8  . 3  1 . 5  2 2 . 3  
Conne r s  Smokey View 8 1 . 0 8 . 0 . 2 1 . 0 9 . 0  
Ownby Hi l l s 159  . 2-3 . 33 7 6 . 5  2 . 5  1 2 . 5  8 9 . 0  
Ramsey 1 6  1 . 0- 10 . 0  6 1 . 0  . 0  . 0  6 1 . 0  
F ar-a-way Ci r c l e  6 . 75 4 . 5  . 2 1 . 0 5 . 5 
F a r-a-way Circ l e  1 6  . 3  4 . 8  . 3 1 . 5  6 . 3  
Tota l  1 393 . 6  8 1 6 . 2  1 8 . 8  94 9 10 . 2  
"' 
0 
T ABLE 1 6 .  ( Co nt i nued ) 
SOU RCE : Comp i l ed from p l at map s , Sev i er County Regi ster  of Deed s Of f i ce . 
aCounted . 
bE st ima t ed f rom measureme nt s of repre sent at ive lo t s .  
cNumber of lo t s  X average lot  s i ze . 
dApproximat i o n  of road mi l e s  shown o n  p l at map s . 
eRoad mi l e s  X average 40-foot width for  r i ght-of-way . 
f E st imated acreage i n  lot s + e s t imated road acr eage . 
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T ABLE 1 7 . Rur a l  Subd i v i sions i n  the L i t t l e  Pi geo n D i st r i c t , 1 97 2 .  
--
Number E s t imated E st imat ed E st ima t ed E st imat ed 
of Ave r ageb Ac r eage Roadd Ro ad Tot a lf Subd i v i s i o n  Lot s  
a Lot S i ze i n  Lot sc Mi l e s  Acr eage e Acr eage 
Mark Ann Acr e  7 1  . 33 2 3 . 4  1 . 1  5 . 5  28 . 9  
Bev e r l y  Hi l l s 97 . 2- . 4  3 6 . 0  1 . 0 5 . 0 4 1 . 0  
He nd e r son 9 . 5  4 . 5  . 1  . 5  5 . 0 
May e s  1 7  . 3  5 . 1  . 2 1 . 0 6 . 1  
Riverbend Ac r e s  1 5  . 25 3 . 8  . 2 1 . 0 4 . 8  
Ri verbe nd Acr e s  22 . 33 7 . 3  . 1 . 5  7 . 8  
Duke Vi l l age 24 . 33 7 . 9  . 4  2 . 0 9 . 9  
Map l ec r e s t  78 . 5  39 . 0  . 9 4 . 5  43 . 5  
Pi nehaven 534 . 1- . 7 5 2 1 7 . 7  7 . 9  3 9 . 5  257 . 2  
Walde n •  s Creek 86 . 5  43 . 0  1 . 0 5 . 0 48 . 0  
Mount ai n V i ew 10 . 1  1 . 0 . 1  . 5  1 . 5 
Twi n Mount a i n 6 1  . 75 45 . 8  1 . 6 8 . 0 5 3 . 8  
Meadowbr ook 95 . 33 3 1 . 4  . 7  3 . 5  34 . 9  
Pi geo n Ri ver 75 1 . 0  75 . 0  1 . 5  7 . 5 8 2 . 5  
H i gh l a nd 97  . 33 3 2 . 0  . 8  4 . 0  3 6 . 0  
M .  E l l a  44 . 5  2 2 . 0  . 5  2 . 5  24 . 5  
McCart e r  1 2  . 1  1 . 2  . 1  . 5  1 . 7 
Thurman Height s 36 . 4  1 4 . 4  . 7  3 . 5  1 7 . 9  
T eagu e 20 . 4- 1 4 . 0  89 . 6  . 0  . 0  8 9 . 6  
Ramb l i ng Acr e s  3 2  . 4-5 . 0  8 3 . 2  . 7  3 . 5  8 6 . 7  
P i ne Grove 10 . 5  5 . 0  . 1  . 5  5 . 5  
F ai rv i ew 3 1  . 33 1 0 . 2  . 5  2 . 5  1 2 . 7  
H i gh Va l l ey 40 . 5  20 . 0  . 3  1 . 5 2 1 . 5  
LaFo l l ett e 84 1 . 0 84 . 0  . 9  4 . 5  88 . 5  
LaF o l l e t t e  27 . 5  1 3 . 5  . 0  . 0  1 3 . 5  
P i cke l 1 6  . 9  1 4 . 4  . 3  1 . 5 1 5 . 9  
Q"\ 
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T ABLE 1 7 . ( Co nt i nued ) 
Number E st imated Est imated Est imat ed E s t imat ed 
of  a Ave r ageb Ac r eage Roadd Road e Tot a l £ 
Subd i v i sion  Lot s Lot S i z e  i n  Lot s
c Mi l e s  Ac r eage Acreage 
-
Westwood 7 3  . 3- . 33 30 . 4  . 8  4 . 0  34 . 4  
Vi ckwood H i l l s  68 . 33 2 2 . 4  . 9  4 . 5  26 . 9  
Li l 1  Pondero sa 8 . 2 1 . 6 . 1 . 5  2 . 1  
McMahan 1 20 . 2-3 . 0  7 4 . 4  1 . 3  6 . 5  80 . 9  
Cardwe l l  23 . 4  9 . 2  . 5  2 . 5  1 1 . 7 
Lau r e l  Wood s 20 . 33 6 . 6  . 3  1 . 5  8 . 1  
Rebe l Hi l l s  26 . 33 8 . 6  . 3  1 . 5 10 . 1  
Midd l e  Creek P l aza 25 . 33 8 . 3  . 3  1 . 5 9 . 8  
Dogwood Gardens 14  . 5  7 . 0 . 3  1 . 5  8 . 5  
Wha l ey Hi l l s  23 . 5  1 1 . 5 . 5  2 . 5  1 4 . 0  
Co nner Hei ght s 84 . 33 27 . 7  . 5  2 . 5  30 . 2  
Bue na Vi s t a  4 . 33 1 . 3 . o  . 0  1 . 3  
Ro y Map l e s  7 . 33 2 . 3  . 1  . 5  2 . 8  
Norton Creek C l ub 1 3 3  . 5- 1 . 0  99 . 3  2 . 7  1 3 . 5  1 1 2 . 8  
Hu skey Grove 26 1 . 0 26 . 0  . 4  2 . 0 28 . 0  
Hidd e n  Va l l ey 239 . 1 3- . 33 7 2 . 7  2 . 6  1 3 . 0  85 . 7  
Sky Harbor 9 1 5 . 2- . 33 3 1 3 . 6  l l . 2  5 6 . 0  3 6 9 . 6  
Smokey View 107 . 5- . 7 5 6 9 . 0  . 8  4 . 0  7 3 . 0  
Mi l l s-Bar ne s 1 8  . 2- . 25 4 . 2 . 1  . 5  4 . 7  
North  Gat l i nburg 1 59 . 1-4 . 6  50 . 5  1 . 7 8 . 5  59 . 0  
Dud ley Cr eek 20 1 . 0 20 . 0  . 5  2 . 5  2 2 . 5  
Bar ne s-Og l e  1 6  . 5  8 . 0 . 2 1 . 0 9 . 0 
Li t t l e  Smokey 35 1 . 5  5 2 . 5  1 . 6 8 . 0 60 . 5  
Va l l ey High 35 . 5  1 7 . 5  1 . 0 5 . 0 2 2 . 5  
Mo nt gomery Farm 43 . 7  30 . 1  . 7  3 . 5  33 . 6  
Wha l ey 63 . 33 20 . 8  . 3  1 . 5  2 2 . 3  
Co nner s Smokey View 8 1 . 0 8 . 0 . 2 1 . 0 9 . 0 (j'\ w 
TABLE 17 . ( Co nt i nued ) 
Subd ivi sion  
Ownby Hi l l s  
G l ad e s  High l a nd 
P arton  
Shi e l  v i ew 
Map l e s  
B l alock 
Smi th-Barnes 
K e nv i ew 
Oak Va l ley 
Oak Va l l ey 
J ame s C l ark 
Hidd e n  Hi l l s  
Cart e r  P l aza 
Front C r e ek 
Ramsey F arm 
Robi nson F arm 
Far-a-way C i r c l e  
Far-a-way C i r c l e  



















1 6  
5 
6 




Lot S i ze 
. 2- . 75 
. 4  
1 . 0- 10 . 0  
. 2-1 . 6  
• 5- . 25 
. 33 
1 . 0 
• 2 
. 6  
. 5  
1 . 0 
. 5-4 . 5  
. 75 
. 5  
1 .  0- 1 0 . 0 
4 . 0  
. 75 
. 3  
. 5  
Estimat ed 
Acr eage 
i n  Lot sc 
7 6 . 5  
1 2 . 4  
3 1 . 0  
49 . 5  
8 . 0 
1 . 7 
2 6 . 0  
1 . 6  
30 . 0  
27 . 5  
28 . 0  
1 6 . 5  
1 5 . 0  
2 . 0  
6 1 . 0  
20 . 0  
4 . 5  
4 . 8  
2 349 . 9  
E st imat ed 
Road 
Mi l e sd 
2 . 5  
. 4  
. 3  
1 . 2  
. 2 
. 0  
. 7  
. 1  
1 . 4 
. 8  
. 6  
. 6  
. 1  
. 0  
. 0  
. 7  
. 2  
__;] 
6 1 . 7  
Est imated 
Road 
A - e creage 
1 2 . 5  
2 . 0  
1 . 5 
6 . 0  
1 . 0 
. 0  
3 . 5  
. 5  
7 . 0 
4 . 0  
3 . 0  
3 . 0  
. 5  
. 0  
. 0  
3 . 5  
1 . 0 
1 . 5 
-
308 . 5  
SOURCE : Compi l ed f rom p l at map s , Sev i er County Regi st er  of Deed s Of f i ce . 
acounted . 
bEst imated from measurement s of representative lot s .  
cNumber of  lots  X average lot size . 
dApprox imat ion of road mi l e s  shown on p l at map s . 
eRoad mi les  X av erage 40-f oot width for  r i ght-of-way . 
fE st imated acr eage i n  lot s + e s t imat ed road acr eage . 
E st imat ed 
To t a l
f Ac r eage 
89 . 0  
1 4 . 4  
3 2 . 5  
5 5 . 5  
9 . 0  
1 . 7 
29 . 5  
2 . 1  
37 . 0  
3 1 . 5  
3 1 . 0  
1 9 . 5  
1 5 . 5  
2 . 0 
6 1 . 0  
2 3 . 5  
5 . 5  
6 . 3  




t ri p l ed from 9 10 to 2658 acre s  in t e n  year s .  
The s igni f icant impac t of subd i v id i ng act iv i t y  o n  the organizat ion 
and u se of rural l a nd al so can be d i scerned f rom these data . Mor e  than 
3000 lot s wer e  formed in p l at t ed resid en t i a l  subd i vi sions in the t e n­
year period , and t he se compr i sed more than 90 per cent of  a l l  add i t ional 
lot s smal ler than one acr e  i n  t he rural divi sion s . Simu l t aneou s l y , t he 
average subd i v i sion lot d ec r ea sed f rom . 6  acre to  . 5  acre a s  mo re and 
more d evelope r s  cho s e  to p l at o ne-fourth t o  o ne-third acre lo t s .  More­
over , provid i ng acc e s s  to these sma l l  lo t s  ha s requ i r ed an extreme l y  
f i ne network of  road s simi l ar t o  t h e  c lo se-spac i ng o f  st reet s i n  u rban 
areas ; rural subd ivi sion road s i nc r ea sed f rom 94 mi l e s  i n  1 96 2  to 309 
mi l e s  i n  197 2 .  
Mo re than ha l f  of the rural subd ivi sion lot s formed dur i ng the 
d ecad e  were contained i n  thre e  .l arge subd iv i s ions--Pi nehaven ( 534 lot s ) , 
Hidd e n  Val l ey ( 239 ) , and Sky Harbor ( 9 1 5 ) . The l at t er two ar e j o i nt l y­
owned , cont iguou s subd i v i s ions occupyi ng approximat e ly 450 acr e s  of 
land nor thea st of Gat l i nburg . Another large subd iv i s i o n , Chalet Vi l lage 
Nor th , was begu n i n  1973 with 440 lot s .  The se data sugge st that sub­
divid i ng ac t ivity  i s  concent r at i ng mo re and more i n  lar ge b lock s  of 
land . Simu l t aneo u s l y , however , there has been an i ncr ease i n  d evelop­
ment of smal l subd iv i sion s , and , i n f act , average subd ivi sion s i ze 
has d ecreased f rom 39 . 6  acre s  i n  1962 to  37 . 4  acr e s  in 1 97 2 .  
I t  can be co nc lud ed that potent ial  r e sidential  l and u se i n  the 
form of p l at t ed subd ivi sions  ha s been a maj or urbani zi ng force in the 
rural areas . It has cau sed f r agme ntation  of l �nd �arc e l s  to size s  
s imi lar to those of urban areas and ha s af fected large cont iguou s 
66 
block s  of land . I t  has resul t ed i n  urban- l ike network s of road s which 
seem to be the maj or t angi b l e  impac t of such development . The great e st 
d i f f erence between thi s land and urban l and i s  the spar s i t y  of actual 
bui l d i ng const ruct i o n .  
VI . RESIDENT I AL LAND USE AND EXPANS ION 
OF THE I NCORPORATED AREA 
Annexat i o n  of p l a t t ed r e sident i al  subd ivi sions has bee n the maj or 
form of areal expansion of  the i ncorporated area begi nni ng with the 
Method i st As semb l y  G round s wh i ch were subd i v i d ed and so ld as home s i t e s  
i n  the ear ly 1940 ' s and annexed i n  the mid -1950 ' s .  By 1 9 7 2  the total  
number of landho l d i ng s  in  Gat l i nburg had i ncrea sed to f our t imes the 
1 950 f i gure with new resident i a l  l and u se s  r e spons i b l e  for mo st of the 
change (Tab l e  1 4 , page 50) . I n  the mo st  r ecent decade four estab l i shed 
subd i v i sions cont a i ni ng a total  of 184 lot s and Cha l et Vi l lage with 9 29 
lo t s  were a nnexed by the city , and they account ed for 90 per cent of 
al l add i t io na l  parce l s .  
Annexat ion of  p l atted subd iv i sions u su a l l y  i nvo lves  i ncorporat ion 
of some i nter s t i t i a l  spac e . I n  the 1 9 50 ' s much of thi s l and wa s 
i ntensely f ragme nt ed , and by 1 9 6 2  par ce l s  of l e s s  than o ne ac re compr i sed 
6 1  per cent of the c i ty ' s 2000 acr e s .  A d ecad e later the c i t y  l imi t s  
again  had been expanded , and the annexed subd iv i sions extend ed wel l beyo nd 
the area of mo st i nt e n se fragme ntat ion to the we st ( F igu r e s  1 3  and 1 4 ) . 
By 1 9 7 2  parc e l s  o f  l e s s  than one acre had d ec r eased to  54 per cent of 
the 4400 acr e s  withi n the c i ty . 
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F IGURE 1 3 . Area i n  p l at t ed subd iv i s ions  i n  the Litt le  Pigeon Di st r ic t ,  1 96 2 . 
S OURCE : Compi l ed f rom plat maps i n  the S ev i e r  County Regi s t er of D eed s Off i c e  a nd S ev i e r  
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F IGURE 1 4 .  Ar ea i n  plat ted subd iv i s ions  i n  the L i t t le  Pi geo n Di s t r ic t , 1 97 2 .  
SOURCE : Compi l ed f rom plat maps i n  the Sev i er County Regi ster of Deed s Office  and Sev i e r  
County t ax record s .  
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I n  co nt rast , annexat io n of p l atted subd ivisions  has been mi nor 
i n  P i geo n Forge . Conner He i ght s ,  co ntai ning 60 lot s ,  was the only  
69  
subd ivi sion annexed between 1962 and 1 9 7 2  a l t hough s imi l ar d evelopme nt s  
abounded o n  the c i ty ' s peri phery . 
Vll . PROSPECTS FOR CONTINUED LAND SUBDIVI DING 
The prospec t s  f or cont i nu ed subd ivid i ng of l and i nto smal l 
par ce l s  might be i nd icated by the owne r ship of farm l and by capi tal-
gai ns speculato r s . Hi gbee has  not ed that farms owned by  prof e ssiona l  
f arme r s  a r e  l ik e l y  t o  r ema i n  i n  product ion unt il urbani zat ion pre s sures  
3 
are great . They then t e nd t o  be purchased by capi tal-gai ns specu lator s 
who are l ikely  t o  produce at l e s s  than fu l l  capac ity  i n  ant i c i pat io n o f  
conver sion t o  mor e  prof itab l e  l and u se s . T h e  l a t t e r  i s  an i nt er-
med iate st age betwe e n  fu l l  agr icul tural produc t i o n  a nd r e s id e nt i a l  o r  
c omme r c i a l  land u s e . 
As F i gure 1 5  i l lustrat e s , mo st of the rural l and i n  the Li t t l e  
Pigeon Di s t r i c t  a s  we l l  a s  some of the urban l and w a s  i n  operati ng farms 
owned by prof e s s i o na l  farme r s  in 197 3 .  The map is ba sed o n  agricul tural 
a l lo tment s and shows the ext e nt t o  which l and is leavi ng or may l eave 
agr icu ltural product ion .  Some 3 1  f arms have be e n  ret i r ed f rom produc-
t io n , and mo st  o f  these have c o nverted to mor e  i ntens ive land u se s . 
A . S . C . S .  of f i c ia l s  i nd i cate that 37 f arms remaining i n  operat ion have 
3
Edward Higbee , 11 Agr icul tural Land 
Metropo l i s on the Move ; Geograph e r s  Look 
Gottma nn and Robert A .  Harper ( New York : 
1 967 ) , pp . 57-66 . 
o n  the Urban F r i nge , 11 i n  
a t  U rban Sprawl , Ed . by J ean 
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F IGURE 15 . Farm owner shi p  i n  the Lit t l e  Pi geon Di st r i c t , 1973 . 
... 
SOURCE : Compi l ed f rom air pho t o s  and o ther d at a  avai l ab l e  i n  the S ev ie r  County 
Agr icul tural S t abi l i zat ion  and Conservat ion S ervic e  O f f i ce . '-I 
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been purchased by c apital -gai n s  spec u l ator s .  Mo st r e t i r ement of f arms 
ha s occur red near P i geon Fo rge , a nd mo st  specu l at iv e  purchas e s  i nvo lve 
l and between the two c i t i e s . I n  s p i t e  of  the po s si b i l i ty of  i ncreased 
t r af f i c  along Hi ghway 7 3  East upo n  completion  of I -40 a l l of the f arms 
in the eastern d i v i sion r emai n i n  operation and only three hav e  been 
purcha sed by capit al-gai ns spe cu l ator s .  
7 1  
The pat t e r n  of f arm ownership sugge st s that mo st  land 
subd iv i d i ng a c t i v i t y  i n  the near future wi l l  focus on the area nor th of 
Gat l i nburg a nd surround i ng P igeo n Forge . I t s  potent i a l  vo lume i s  great 
s i nc e  the number of  farms now held  by capital-gai ns specu l ator s exc eed s 
the number of f arms r e t i red i n  the l a st several dec ade s .  
VI I I .  IMPLI CAT IONS OF GATLINBURG ' S  AREAL EXPANS ION 
Thi s chapt e r  c l ear ly d emo nst r at e s that l and · f r agmentat ion i n  the 
form of  p lat t ed subd i v i s ions and , to a l e s ser  extent , scat t ered smal l 
lot s has bee n the maj or a spect o f  G at l i nbur g ' s  areal expansion . S i nce 
l and f r agmentat ion i s  an integral part of the urbani zat ion  process  
wh i ch d evelops a s  a r e spo nse to d ema nd f or l and and no rma l ly i nvo lves  
t r a n sf e r s  of owner ship , the areal  expansion of  land subd iv id i ng of f e r s  
a mea sure o f  pot ent i a l  impact o n  i nd igenous l and owner s r e su l t i ng f rom 
economi c growth . The tr emendou s volume of  subd ivid i ng activity  i mp l i e s  
rapid land s a l e s  a nd requ i r e s  a much l ar ger market than the local  area 
can provid e . The ext ent of  th i s  i mpact o n  i nd igenou s l a nd owner ship 
depend s on the volume of sales  to out sider s--a topic exami ned i n  
Chapt e r  I V .  
CHAPTER I V  
THE BENEF ICIARIES OF GATLINBURG ' S  ECONOMIC GROWTH 
Accord i ng to c o nvent i o na l  wi sdom Gat l i nbu rg ' s rapid economi c 
growth shou l d  provide be nef i t s  to the local area and i t s  peop l e . The 
purpo se of thi s chapt e r  i s  to t e st that a s sumpt i o n  by exami ning how such 
be nef i t s ar e to be d e r ived and who seems to be in a po s i t i o n  to receive 
them . The ana ly s i s  focu s e s  o n  economi c par t i c i pat i o n  by loca l r e s i d e nt s ,  
i nc lud i ng newcome r s  and i nd igenou s Sevi er County resid e nt s o f  mor e  than 
10 year s ,  a s  an i nd i cation o f  how they hav e  f ar ed a s  a part of the 
economic syst em.  
I .  DERIVING THE BENEFITS OF ECONOMIC GROWTH 
The benef i t s  o f  economic growth may i nc lud e i nc r eased per sonal 
i ncome , bet t e r  hou s i ng , a greater variety of servic e s , and a mu l t i tude 
of social  sat i sf ac t io n s . They are not ea s i l y  d e f i ned becau se i nd ividual 
pref erences vary ; what one per so n views a s  a be nef it of d eve lopme nt 
another may v i ew a s  a cost . Although Mo r r i l l  has not ed that in  the 
mor e  d evelo ped count r i e s  i ncreased per c api t a  i ncome may not produce 
concomitant sat i sf ac t i on s , 1 it  i s  s t i l l  the mo st  wid e l y  acc epted measure 
of d ev e lopme nt suc c e s s  and , certai nl y ,  rank s  h i gh amo ng local goal s for 
d ev e l o pment programs . For the se r easo n s  thi s s tud y f ocuses  on the 
mo netary bene f i t s  of Gat l i nburg ' s  eco nomic growth . 
1
Mo r r i l l ,  op . c it . , p .  403 . 
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The phe nomenal growth of Gat l i nburg ' s  g ro s s  bu s i ne s s  receipt s 
u ndoubted ly has prov i d ed maj or monetary benef it s t o  the economy . How 
are the se be nef i t s t r ansmi t t ed to local r e sident s? 
Employment 
Emp loyment of loca l s  i s  o f t en c i t ed as a benef i t  of eco nomi c 
growth , but recr eat ional i nd u st r i e s  may no t offer  maj or be ne f i t s  to 
emp loyee s . Harr i s , i n  hi s funct i onal c l a s s i f i cat ion of U n i t ed States  
73  
c i t i e s , u sed high rat e s  of unemp loyment a s  c l u e s  to i d e nt if y  reso r t  and 
2 
ret i r ement c e nt e r s .  Of cour se , ret i r ed persons boo s t  unemp loyment 
rat e s , but recr eat i onal i ndu s t r i e s  are k nown to be h i gh l y  sea so na l  i n  
thei r emp loyment requirement s .  
Table 18 l i st s the pe rc entage of worker s emp loyed ye ar-round i n  
s e l e c t ed i ndu st r i e s  o f  Te nne s see . Le s s  than half o f  a l l women and l e s s  
than two-thi rd s o f  men i n  per sonal serv i c e  ( i nc lud i ng hot e l  and mo t e l )  
and e ntertainment-recreat ion occupat ions ar e emp loyed year-round . 
Comparable data are not avai lab l e  for  Gat l i nbur g , bu t Sev i er County data 
suggest that the seaso na l i t y  of local emp lo yment i s  s imi lar to t hat 
d e scr ibed for  the se rvice and e nt ertai nment-recr eat i o n  occupat ions for  
the state a s  a who l e . Tab l e  1 9  shows that unemp loyment rat e s  were a s  
high a s  15  p e r  c e nt i n  the off season o f  1974 . Approximat e l y 14 per 
cent ( 1 680) of the county ' s  t o ta l  c iv i l ian  work force in 1973 was e ngaged 
i n  service emp loyment . Retai 1 trad e , i nc lud i ng the r e st aurant s ,  shop s ,  
2 
Chauncy D .  Harr i s ,  1 1 A Funct ional C l a s s i f i cation o f  C i t i e s  i n  the 
U ni t ed Stat e s , 1 1 The Geographical  Rev i ew , Vo l .  33 (J anuary , 1943 ) , 
pp . 8 6-99 . 
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TABLE 18 . Med ian Ear ning s  of Expe r i e nc ed Civ i l i an Wo rke r s  and 
Percentage Emp loyed Year-Round by Occupat i o n  and Sex i n  
T e nne s se e , 1969 . 
S e l ec t ed Med ian Percentage Who 
Occupat ion Annual Worked 50-5 2 
or Maj o r  I ncome Week s i n  1 969 
I ndustry  Male Fema l e  Mal e  F ema l e  
Agr i c u l ture $ 2403 $ 1807 6 3 . 9  5 1 . 2  
Co nstruction 5 344 4368 57 . 9  6 2 . 1  
Manuf ac tur i ng 6 1 37 3430 7 6 . 8  58 . 0  
T r ansportat i o n , Communica-
t ions , and Other Pub l i c  7 260 466 2 77 . 0  65 . 5  
Ut i l i t i e s  
Who l e sa l e  T rade 6895 4 1 1 4  8 1 . 1  64 . 0  
Ret a i l  Trad e  5035 2507 70 . 9  5 3 . 2  
F i nanc e , I n suranc e , 8366  405 9 8 3 . 5  67 . 7  
Real E state 
Bu s i ne s s  and Repair  Serv i c e s  5890 3 280 7 5 . 3  53 . 6  
P e r so na l  Services  3924 1 568 66 . 5  49 . 9  
Enter t a i nment-Recreat ion 3860 2 225 57 . 8  45 . 6  
Al l Occupat i o n s  5907 3 209 7 2 . 8  5 3  . •  9 
SOURCE : U ni t ed S t at e s  Department of Commerce , Bur eau of t he J 
Cen su s , 1970 Ce nsus  o f  Popu l at io n ,  Vo l .  1 ,  Char acter i s t i c s  o f  the .� 
Popu l at ion , Part 44 , T enne s see , T ab l e  177 , F ebruary , 1 97 3 . 
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TABLE 1 9 . T o t a l  Civ i l i an Labo r Force  and Average Perce ntage U nemp l oyed 
by S e l ec t ed Occupat io ns , S ev i er Count y ,  T e nnes see , 1973-1 974 . 
Date 
Al l Occupat i o n s ; 
1 9 7 3  Average 
December , 1 97 3 
F ebruary , 1 97 4  
Apr i l ,  1 97 4  
June , 1 97 4  
August , 1974 
Oc tobe r , 1 974 
Servi ce s :  
1 9 7 3  Average 
Retai 1 Trad e :  
1 9 7 3  Average 
T ot a l  Civi l i an 
Labor F o r c e  
1 5 , 050 
1 2 , 8 40 
1 3 , 790 
1 6 , 490 
18 , 5 60 
18 , 2 1 0  
1 6 , 400 
1 , 680 
2 , 1 50 
Average Per c e nt age 
Unemp loyed 
5 . 4  
1 1 . 1  
1 5 . 1  
7 . 7 
3 . 2  
2 . 4  
2 . 6  
N . A .  
N .A .  
SOURCE ; E l o i se Phi l l i p s , T enne s see Department of  Emp loyment 
Secur i ty .  
a nd amu sement s of Gat l i nbur g , ac cou nted for  18 per c e nt ( 2 1 50 ) of a l l  
wo rker s .  
Furthermore ,  accord i ng t o  st ate data , wage s among per sonal  
serv i c e  and e nt e r t a i nment-r ecr eat ion worker s are lower than f o r  any 
other category except agr icu lture . I n  f ac t , f ema l e  per sonal serv i c e  
emp loyee s are  even lower paid t h a n  women i n  agr i cu l tu r e . Comparable  
data are no t ava i l ab l e  for  Gat l i nbu rg or  S ev i er Cou nt y , but the  local  
age nt o f  the Tenne s see Depar tment of Emp loyment Secu r i t y  conf i rms that 
7 6  
servi c e  and r et a i l  t rade emp loyee s i n  Gat l i nburg gener al ly earn mi nimum 
wage s o n  a h i gh ly seasonal ba si s .
3 
Movab l e  Capit a l  
The c ap i t a l  sector norma l l y  receives a s i zab l e  por t i o n  o f  gro s s  
revenue s ,  but c ap i t a l  i s  high l y  mobi l e ,  and mo st l ar ge corpor ations 
operate i n  a regio nal or  nat i o na l  c ap i t a l  market . Commer c i a l  bank s  i n  
Gat l i nburg a r e  prohi bi t ed by l aw f rom l e nd i ng sums greater than 
approximat e ly $ 1 50 , 000 to a s i ng l e  borrower .
4 
Therefore owner s  of 
l ar ge mote l s ,  for examp l e ,  mu st turn  to the regiona l  or  nat iona l  c ap i t a l  
market to f i nance any co nstruc t ion other than mi nor per iod i c  renov at i o n . 
I nterv i ews w i th local  bu s i n e s smen a nd bank o f f i c i a l s a nd the magni tud e 
of mot e l  investment s d i scu s s ed l at e r  i n  thi s chapt e r  i nd i cate that 
Gat l i nbur g ' s recent growth i s  ba sed lar ge l y  on out sid e c api t a l .  The 
ret u r n s  on movab l e  c apit a l  f low chief ly to regiona l  or nat ional  l e nd i ng 
3E loi se Phi l l ip s , Tenne s s ee Department of Emp loyment Secur i ty , 
t e l ephone i nterv i ew , August , 1 97 3 . 
4
Bi l l  Mi l l s , per so na l  i nt erv i ew , Augu st , 1 97 3 . 
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i ns t i tutio n s  rather than to  local f i nanc i er s .  
F i xed Capi t a l  a nd Land 
Owne r s  of f i xed c ap i t a l  and l and are maj o r  be nef i c i a r i e s  of 
Gat l i nburg ' s growth . Logi c a l ly the i nc r ea sed d ensity  of  commer c i a l  
bui l d i ng s  o n  the Parkway and o ther art e r i e s  shou ld r e su l t  i n  higher 
economi c rent s t o  l a nd and bui ld i ng owner s .  Ac cord i ng t o  economi c 
theory , land values  and contract r e nt s  sho u ld r i se i n  r e sponse t o  such 
i nc r e a sed d emand , a nd , i n  f ac t , some bu si ne s s e s  have r e located f a r ther 
f rom the center of  t own becau s e  o f  the high contract r e nt s .  Many o ther 
bu si ne s smen have expre s sed concern about high r e nt s , and some have even 
sugg e s t ed that r at e s  for sma l l shop spac e s  i n  the c e nt r a l  bu si ne s s  
d i st r i c t  are s o  h i gh that hard ly a ny bu s ine s s  c a n  oper at e f ea s i bl y . 
They f ee l  that much shop space i s  kept occup i ed only  becau se of h i gh l y  
t r ansi ent ent r epreneu r s  who a nt i c i pate much higher i ncom e s  than can 
actua l ly be obtai ned . 
The economic returns and leverage f rom r e sid e n t i a l  l and are 
ge ner a l ly l e s s  than f rom commer c i a l  l and . The maj or economi c benef i t s  
t o  b e  o bt ai ned f rom r aw l a nd wi th l imi ted agr i cu l t u r a l  value l ike that 
of the Litt l e  Pigeon D i s t r i c t  i s  c ap i t a l  gai n  at  the t ime of i t s  s al e .  
The greatest benef i c iari e s  of i nc r ea s i ng d emand for non-commer c i a l  l a nd 
are l a nd specu l ato r s  who buy f rom f armer s and other i nd igenous land 
owne r s  at  a p r i c e  ba sed upo n u s e  value a nd then subd i v i d e  a nd se l l  i t  at  
much higher pr i c e s . 
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E nt r epreneur ship 
E ntrepr eneu r s  are maj or r ec i p i ent s o f  bu s i ne s s  revenue growth i n  
Gat l i nburg . Even i f  prof i t s hav e  d ec l i ned r e l ative t o  economi c  r e nt s ,  
the tr emendous  growt h of bu s i ne s s  receipt s wou l d  seem t o  permit l arge 
abso lute i ncrease s of both . Becau se e nt r epreneur s  cont r o l  these 
receipt s ,  they are re api ng si zab l e  benef i t s  f rom growth . 
I I .  THE PART I CIPANTS IN GATLINBURG ' S  ECONOMY 
For the purpo ses  of thi s study Gat l i nbur g ' s l and owne r s  a nd 
ent repr e neu r s  hav e  bee n d ivided i nto loca l s and out sider s o n  the bas i s  
of the i r  ma i l i ng addre s se s .  Al l r e sid i ng i n  S ev i er County are c l a s s i f i ed 
a s  loca l s , and af ter ten year s resid ency they are consid ered i nd i genou s .  
Co nversely  a l l  outsiders  and newcomer s of t e n  year s or l e s s  are con-
sidered exoge nou s .  Thi s sect io n d e scr ibes  the general compo si t io n  of 
each group , and the f o l lowi ng sections  eva luat e thei r par t i c ipat ion i n  
l and and bu s i n e s s  owner shi p . 
The I nd ige no u s  Part i c ipant s 
Local hi stor i e s  by Greve ,
5 Py l e , 6 and Shaw7 d e sc r i be the 
evo l u t i o n  of Gat l i nburg ' s  popu lation  and eco nomy si nce the f i r s t  
permanent set t l ement about 1795 . These work s can b e  co nsu l t ed f or a n  
5 Greve , op . c i t . , p .  1 07 .  
6Ernie Py l e , Gat l i nburg and the Great Smok i e s  (Gat l i nburg : 
The Mou ntai n Pres s ,  1 9 5 1 ) .  
7 Rus s e l l  Shaw , The Gat l i nburg Story (Gat l i nbur g :  Ru s s e l  Shaw 
Publ i she r s , 1 97 3 ) . 
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account of  the t own ' s r ather colorful  past , but it seems wor thwhi l e  t o  
repeat the e co nomi c r o l e s  p l ayed b y  some o f  t h e  area ' s c i t i zens . 
Mo st wr i te r s  have cred i t ed the Og l e s , Wha ley s , Mapl e s , Huf f s ,  
a nd Reagans with mak i ng the town what i t  i s  today . The f i r s t  set t l er 
was J ane Hu skey Og l e .  Her grand son , Noah Ogl e , started the f i rst  store 
" ·  
i n  1850 whi l e the set t l ement wa s k nown as Whi t e  Oak F l at s .  For more 
than a c e nt ury Ogl e ' s of Gat l i nbur g  ha s remai ned the town ' s maj o r  com-
mer c i a l  establi shment , and i t  i s  st i l l  operat ed by d e scend ant s  of the 
or i g i na l  owner . 
Of the f ive mo st  promi nent f ami l i e s , the Huf f s  were the mo st 
recent arrival s .  And r ew J ack so n ( Andy )  Huf f and hi s brother e st abl i shed 
the area ' s f i r st lumber operation i n  1 898 . He moved t o  the 11 Burg11 i n  
1901 a nd bui l t  the f i r st hote l ,  the Mount a i n  View , i n  19 1 6 .  At the 
t ime of Gat l i nbur g ' s f i r st r e sort boom i n  the 1 9 30 ' s And y Huf f  was sti l l  
ac t ive i n  the town ' s d eve lopment . He and hi s so n ,  J ack , e n l arged the 
Mount a i n  Vi ew Hot e l  a nd e st ab l i shed other tour i st  c our t s  and lodges  
i nc lud i ng the Le Co nt e Lodge at  the  summi t o f  Mount Le  Cont e .  J ack Huf f  
and h i s  fami l y  st i l l  operat e the Mou nt a i n  View Hot e l  a nd numerous mot e l s .  
John H .  Wha l ey and h i s  of f spr i ng opera t ed a commerc i a l  app l e  
or chard , now k nown a s  Cherokee Orchard , u nt i l  1 9 2 2 whe n  S t ephen Wha ley 
so l d  it and opened a board i ng hou se i n  Gat l i nburg . I n  the f o l lowi ng 
year s 1 1 Unc l e  S t eve11 became one of the town ' s mo st vene r a b l e  ci t i zens . 
Hi s o l d est so n ,  D i ck ,  bu i l t the Riv e r s i d e  and Greystone Hot e l s--two of 
the four lar ge ho t e l s  i n  the ear l y  per iod . When the t own was i ncor-
po r ated in 1945 , D i ck Wha ley bec ame i t s  f i r s t mayor . Today he i s  a r ea l  
e state  broker with i ntere st s i n  several  mo t e l s . 
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I n  the 1 9 30 ' s Re l L .  Map l e s ,  Sr . bui l t  the Gat l i nbur g  I nn ,  whi ch 
he st i l l  operat e s . He h a s  been President o r  Chai rman of  the Board of 
the Gat l i nbur g  F i rst  Nat i o na l  Bank s i nc e  it was estab l i shed i n  1 95 1 .  
I n  1 956  he bui l t  Chucky J ack ( Hunt er H i l l s )  open air  theater , whi ch he 
d o nated to  The U niver s i t y  of Tenne s see Drama Department f our yea r s  
later . 
Dur i ng the cruc i a l  period o f  ini t i a l  r e sort d eve lopment i n  the 
1930 ' s Gat l i nburg ' s  mo st i nf l uent i a l  bu s i ne s sme n  and c iv i c  l ead e r s  we re 
And rew Huff , St ephen Wha l ey ,  and Char l e s  Ear l Ogle , Sr . A younger 
ge ne r at ion inc lud i ng J ack Huf f , Re l L. Map l e s , Sr . ,  D i ck Wha l ey ,  and 
Char l e s  Ear l Og l e , J r . ,  p l ayed an i mpo r t ant r o l e  i n  d eve lopi ng the 
re so rt  f ac i l i t i e s . By the 1 9 40 ' s the l at t e r  four we re the t own ' s new 
l e ad e r s ,  and a l l have remai ned act ive to the pre sent . They a nd their 
d e s c e nd ant s st i l l  own mo st  of the commerc i a l  l and and nume r ou s  bu s i ne s se s , 
but economi c and po l i t i c a l  l ead er ship i s  shared wi th some mo re rec ent 
mi gr a nt s .  Bi l l  Mi l l s ,  who moved f r om Sevi er vi l l e t o  Gat l i nburg i n  
1 95 1 , i s  the cur r e nt mayor and i s  President o f  the Gat l i nbur g  F i r s t  
Nat io nal Bank . Wa l l ace Zoder , I I , a nat ive o f  Loui s i a na ,  moved t o  
Gat l i nburg i n  the 1940 ' s and e st abl i shed a mot e l . Hi s so n ,  Wa l l ac e  
Zode r , I I I , i s  now a c i t y  commi s s i oner . W .  W .  ( Jud ) My nat t , a nat ive of  
K no xv i l l e ,  se rved a s  c i t y manager f or approx imat ely 20 yea r s  and is  now 
a c i t y commi s s i o ner . 
Much has bee n  said and written  about the t i ght cont r o l  of  
Gat l i nburg ' s l and and bu s i ne s s e s by loca l s .  Almo st a nyone f ami l ia r  with 
the t own has heard that the Ogl e s ,  Whal eys , a nd Map l e s  own the land a nd 
that i t  i s  d i f f i cu l t  o r  i mpo s s i b l e  to buy a ny o f  i t  f rom them . Whi l e  
8 1  
there i s  some t ruth i n  thi s stat ement , one shou ld no t e  that i t  app l i e s  
o n l y  t o  the bu s i ne s s  d i st r i c t . Much of the surround i ng land t rad i­
t iona l l y  has  been owned by other local f ami l i e s . Mor eover ,  a s  Table 20 
i nd i c at e s , the name s l i st ed above are as commo n i n  Gat l i nbu rg as Smi th 
and Jones are i n  mo st  other Uni t ed Stat e s  c i t i e s . These f ami l i e s  have 
resided in  Gat li nburg for a l mo st two c entur i e s , and many branche s have 
deve loped . 
U ni f i ed f ami ly cont ro l i s  not imp l i ed by the f ami ly name alone . 
As i t  happens , Hatt i e  Map l e s  Ogl e  McGi f f i n  and her chi ldren by Char l e s  
Ear l Og l e ,  Sr . ,  own a maj or port ion of the bu s i n e s s  proper t y  ( Shaw 
report s their  por t ion as 1 1 mor e  than ha lf " )  ,
8 
but they are o n l y  d i st ant ly 
r e l at ed to some other Og l e s  who own land and bu s i ne s s e s  o n  the Parkway . 
Other subst ant i a l  port ions of the bu s i ne s s  d i st r i c t  are owned 
by D i ck Wha l ey and Rel  L .  Map l e s , Sr . ,  a nd their fami l i e s . A f ew o ther 
local s ,  i nc lud i ng some r e lative ly recent mi grant s ,  own large block s  of 
commercial  land , and mo st of the remaining par c e l s  are bu s i ne s s  s i t e s  
owned b y  the i nd ividual ent repreneu r s . I n  add i t ion to the maj or l and 
owner s and e nt r epre neur s , many smal l-bu s i ne s s  and rur a l - l and owner s  are 
d e s c e nd ant s o f  the original  pioneer s .  With the except ion of sub­
stant i a l  ho l d i ng s  by A .  G .  Hei n sohn , Jr . ,  of Sev i ervi l l e  and other land 
specu lator s ,  mo s t  of the rural land i s  owned by i nd i ge nous f armer s ,  
worker s ,  and c r af t smen who r e s i d e  o n  the land . 
8 Ibid . ' p .  25 . 
TABLE 20 . Rank Orde r  of Te l epho ne Li st i ng s  i n  Gat l i nburg by Fami l y  
N ame for S e l ec t ed F ami l ie s  i n  1 97 3 . 
T e l epho ne Li st i ng s  
of Al l F ami ly Names 
Wi th More Than Ten 
8 2  
Ent r i e s  and S e l ected Number of Bu si ne s s e s  
Other F ami l i e s  Number of U s i ng F ami l y  Name i n  
( i n Rank Order ) Residences Company Name 
Ogl e 89 1 3  
Mc Ca r t e r  40 3 
Reagan 38 2 
Hu skey 32 0 
Ownby 29 2 
Wat son 29 1 
Wha l ey 25 2 
Trentham 24 3 
K i ng 1 9  4 
Map l e s  1 6  1 
Brown 15 0 
Wi l l i am s  1 3  2 
Cl abo 1 2  1 
Oakley  12  0 
Mi l l er 1 2  2 
Smith 12 2 
B a l e s  1 1  2 
Wi l so n  1 1  0 
Cox 8 4 
Huff 4 2 
Al l Name s 2040 Al l Bu s i ne s s e s  5 1 2  
SOURCE : G at l i nburg Te lepho ne D i r ectory , Augu s t , 1973 . 
The Exogenou s Part i c ipant s 
Exoge nous newcomer s p l ayed a si gnif i cant r o l e  i n  Gat l i nburg 1 s  
deve l opment throughout the per iod under stud y . Many new r e s i d e nt s 
e st abl i shed bu s i ne s s e s  and were accept ed a s  i ntegral part i c ipant s i n  
communi ty af fa i r s .  Some , l ike Wa l lace Zod er , I I , and W .  W .  ( Jud ) 
Mynat t , bec ame promi nent c i v i c  l ead er s .  Today a large number of new­
comer s are i n  thi s process  of a s s imi latio n .  
8 3  
There i s ,  however , a new a spect o f  exogenou s par t i c ipat ion whi ch 
war rant s spe c i a l  at t e nt io n . S i nc e  1 960 out side r s  wi th no apparent 
i ntention of estab l i sh i ng r e s id ency have i ncr ea sed the i r  ho l d i ng s  i n  
Gat l i nbur g .  For the mo st part these are branche s of met ropo l i t an-based 
chains  or corporat ions . The parent companies  vary i n  s i ze f rom a f ew 
sto r e s  l ike the Thoma s Hi l l  Sport swear cha i n  to lar ge mu l t i nat iona l 
corpo rat ions l ike Ho l iday I nn s , I ncor porated . I n  general the smal l 
chain  estab l i shme nt s are no l arger or more s i gni f i cant commer cial ly 
than local ly-owned bu s i ne s s e s , bu t tho se owned by larger corporations 
are ma s sive e nterpr i se s  wi th the capac i t y  t o  alter  great l y  the economi c 
charac t er of the commu ni ty . I n  e i ther case the branche s d if f e r  d i s­
t i nct ly f rom local ly-owned bu s i ne s ses  i n  t hat they are not the owner 1 s  
pr imary ent erpr i se .  Economi c d ec i sions whi ch may gr eat l y  af f ect 
Gat l i nburg are based on regiona l , nat ional , or i nt er nat ional corporate 
i nt ere st s rather than lo cal  intere st s .  Consider , f or examp l e ,  the 
Chalet  Vi l l age subd i v i sion , a subsid iar y  o f  Rapoca Re sour c e s  Co al Company 
of Cinci nnat i , Ohio . The subd i v i sion i t se l f  i s  a mi nor por t i o n  of  the 
parent company 1 s  a s se t s ,  and yet i t  is the second - l arge st s i ngle  l and­
ho ldi ng ( 395 acr e s )  i n side the c i ty limi t s  of Gat l i nbur g . I f , for some 
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rea son , t h e  parent compa ny dec ided t o  d iv e st i t s e l f  of  a l l  such 
i nt ere st s ( a s the Bo i s e  Cascade Company d i d  recent l y i n  o ther par t s  o f  
the country ) ,  t h e  consequence s wou ld b e  r e l at iv e ly mi nor f o r  the 
corpo r ation a s  a who l e  but qui te import ant f o r  Gat l i nbur g .  
Even t he new r e sident entrepreneu r s  are accompa ni ed i ncrea s i ng l y  
by corpo r ate st ructur e s . F o r  examp l e ,  C l iff  Ander son , who migrat ed t o  
Gat l i nburg i n  1 9 7 0  af ter 2 8  year s a s  a l a nd d eve loper i n  Arkansas and 
e l s ewhere , i s  the p r i ncipal  stockho lder of Te nne s see Mi ni F arms , whi ch 
own s Sky Harbo r  a nd , accord i ng to  Ander so n , i s  the s i xth l a rge st l and 
owner i n  Pigeo n F o rge . The sheer size of such e nt er pr i se s  l ead s to  
i n ev i t able  conf l i c t s  between their int er e s t s a nd tho se of  t he c i ty . 
Rec e nt l y  Cl i ff Anderson  was ord ered to  l eave a c i ty counc i l  meet i ng 
bec au se of h i s  out spoken oppo s i t io n t o  a n  areal expa n s i o n  of the c i t y ' s 
. h . 9 zon1 ng aut o r 1 ty . 
I n  add i t i o n  to  the out side  e ntrepreneu r s  and maj or l and owne r s  
there i s  a l ar ge group o f  sma l l e r  l and owner s who may o r  may not 
eve ntu a l ly e s t ab l i sh r e s id e ncy i n  the are a .  Fo r many year s out-of-
county resid e nt s  have been buyi ng lo t s  wit h  t he i nt e nt ion  o f  bu i ld i ng 
second home s o r  r e t i reme nt home s .  Undoubt ed ly this  cont i nues  a s  a maj o r  
mark et f or subd i v i sion  l o t s  and sma l l  par ce l s ,  but recent ly the sa l e  o f  
lo t s  may b e  a s  much a func t io n  of promo t i o n  and sal e s  tact i c s  as f o r  
p e r s o n a l  use . C l i f f  Ander son e s t imat e s  that approximat e l y  40 per cent 
of Sky Harbor ' s  lot  owner s hav e no intention o f  co nst ruct i ng 
9Wi 1 1 i ard Yarbrough , " Gat l i nbu rg Ext end s  Limi t s  of  Zone Co ntrol  , 1 1  
T h e  K noxv i l l e  News-Se nt i ne l , November 1 4 , 1 97 3 .  
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10 home s ,  and the low bui ld-out rate evident there and observat ions i,n 
other such d evelopment s suggest that the por t ion  actual l y  may be c l o ser 
t o  90 per cent . For the e nt i r e  Li tt le  Pigeon Di st r i ct i t  seems 
reasonable to proj ect that at l east one-ha l f  of a l l  out s ide  land 
owner s  wi l l  neve r  mi grate to  the area s i nc e , accord i ng to  a samp l e  of 
local l and owner s ,  o nly one-quart er of the ou t side owner s  in 1962  had 
mi grated to the area by 1 97 2 .  
I I I . THE OWNERSHI P OF LAND 
I n  the context of Gat l i nbu rg ' s  areal expansion and l and 
f ragmentati on , it seems r easonab l e  that there may have been a maj or 
impact on i nd ige nous part ic ipat io n in  land owner ship . F i gure 1 6  shows 
change s i n  the size and compo sit ion of each land owner shi p  group based 
1 1  o n  Sev i er County t ax r ecord s .  The evidenc e  i nd i cat e s  that out s i d e r s  
have i ncreased the i r  share of land owner ship i n  Gat l i nburg and i t s  
sur rou nd i ng rural  d iv i sions . I n  the 1 9 30 ' s and ea r l y 1 9 40 ' s the t i ght 
1 2  contr o l  over land ownership by loc a l s  was not ed . There were no out-
side l a nd owner s in Gat l i nburg or the we stern  d ivi sion and only ten i n  
the eastern d iv i sion i n  1930 . A decade later the total  number of 
out side  l and owner s  i n  both d ivi sions had d ec r ea sed to  f ive . 
1°C l i f f  Ander so n ,  per sonal i ntervi ew ,  December , 1 97 3 . 
1 1An i nherent problem of the data i s  that some i nd igenous land 
owne r s  have moved to  new add r e s s e s  outside  the county . A compar i so n  of 
f ami ly name s i nd icat e s  that the i r  number i s  smal l .  Such owne r s  compr i s e  
a neg l igib l e  por t ion  of the numerou s  ou t s ide  land owne r s  i n  l ater year s 
but may have bee n  a signif icant portion  i n  the early  d ecade s .  Con­
versely , many loca l r e sident s  are exogenou s newcome r s  to the area rather 
than i nd igenous r e s id ent s of ten year s or  more .  
1 2Pyl e ,  op . c i t . ,  pp . 15-1 6 . 
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F IGURE 1 6 . A l l  land owne r s  i n  the Li tt l e  Pigeon Di st r ict  by d ivi sion 
and p l ac e  o f  r e sidenc e , 1 9 30- 1 97 2 .  
SOURCE : Compi l ed f rom S ev i er County t ax r ecord s .  
Some l o t s  were sold  to out sider s  begi nni ng about 1945 , but they 
compr i sed l e s s  than 4 per cent of a l l  land owner s in 1 950 . Dur i ng the 
f o l lowi ng decade s a l e s  to out-of -county r e sid ent s i ncr eased rapid l y , 
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and by 1962 they amounted to  one-fourth of  a l l  Gat l i nburg ' s l and owner s .  
Expo nent i al  i ncreases  cont i nued , and by 1972  almost ha l f  of  Gat l i nburg ' s  
illnd owner s were out s ider s .  
Accord i ng t o  a 10 pe r cent samp l e  of  Gat l i nburg ' s  local  land 
owner s ,  only thr ee-quart e r s  of those c l a imi ng loca l addr e s s e s  were 
i nd i genous Sev i er County r e s id ent s of  t e n  year s or mor e  a s  o f  1 97 2  
(Tabl e 2 1 ) . Thus i nd igenous per sons compr i se about 40 per cent and 
newcomer s about 1 4  per cent of  a l l  Gat l i nburg ' s  land owner s .  
Perhaps mo r e  s i gnif icant i s  the dearth of  i nd igenous re side nt s 
among new land purchaser s i n  the l a st d ecade . I n  Gat l i nburg three­
fourths of a l l  recent purcha ser s c l aimi ng local  add r e s s e s  were new 
resident s of t en years  or l e s s . I n  Pigeon Fo rge newcomer s  compr i sed 
56 per cent of a l l  local  purcha se r s  in the de cade (Tabl e 2 2 ) , and i n  the 
rur a l  d ivi sions out side p l at t ed subdivi sions  they mad e up 100 per cent 
of  a l l local purchaser s accor d i ng to  the samp l e  data (Table 2 3 ) . The 
t rend has been for purchase s to be mor e  and more domi nated by out sider s 
or newcomer s .  
The s t rong growth of ou t s ide  l and owner ship in  the l a st two 
d ecade s car r i e s  the impl ication that i nd igenou s par t i c ipat ion i n  
Gat l i nbur g ' s economy ha s decreased . Consid er i ng ,  however , that com­
merc i a l  land generates  l arger economi c rent s and imp l i e s  greater cont ro l 
o f  economi c activ i ty , i t s  owner ship i s  a cruc i a l  me asure of i nd i genous  
part i c i pation i n  the benef i t s  accruing f rom growth . Conver se ly , i f  mo st 
TABLE 2 1 . RESIDENCY DF GATLINBURG ' S  LOCAL LAND OWNERS , 197 2 .  
Year of  
Land Purchase 
1 96 2- 1 97 2  
Prior to  19 6 2  
Total  
Res idency  in  
S ev i er County 
Indi genous 
Newcomer ( t e n  years 
or  l e s s )  
Subtot a l  
Ind igenous 
Newcomer 
Subtot a l  
8 8  
Number of 
S amp l e  









SOURCE : Ba sed on S ev i e r  County t ax record s for  1 2 9  l and owner s 
( 1 0 per cent of total ) .  Whe n r e sidency cou ld not be a scertained f rom 
tax record s ,  i nterviews wer e  mad e with i nformed local  per sons . 
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TABLE 22 . Re sidency of Pi geo n Fo rge ' s Loc a l  Land Owne r s ,  1 97 2 .  
Year of  
Land Purchase 
Residency  in 
S ev ier County 
Number of 
Samp l e  
Land Owner s 
1 9 6 2- 1 9 7 2  
Prior to 1962 
Total 
Indi genous  
Newcomer ( ten  year s 
of l e s s ) 
Subtot al  






5 1  
0 
5 1  
69 
SOURCE : Ba sed o n  S ev i e r  County tax record s for  69 l and owne r s  
( 10 p e r  cent of total ) .  Whe n re sidency could not b e  ascertai ned f rom 
t ax r ecord s ,  i nterviews were made with i nf ormed local per sons . 
TABLE 23 . Re s id ency of Rural  Loca l  Land Owner s ,  197 2 .  
Year of  
Loca l  Purchase 
1962-1972  
Prior  to 1962  
Total  
Residency i n  
S ev i er County 
Ind i genou s 
Newcomer ( ten  yea r s  
or l e s s ) 
Subtotal  
I nd ige nou s 
Newcomer 
Subtot a l  
90 
Number of 
Samp l e  






9 1  
1 29 
SOURCE : Based on S evi er Cou nty t ax records  f or 1 29 l and owner s 
( 10 per cent o f  t o t a l ) .  When  re sidency cou l d  not be ascertai ned f rom 
t ax r ecord s ,  i nterviews were made wi th i nformed loca l per sons . 
out side  owner ship i s  i n  land commi t t ed t o  r e s i d ent ial  u se s , the 
eco nomi c be nef i t s f rom such owner shi p are smal l .  
Owner ship and T enu r e  of Comme r c i a l  Land 
Some owner ship of land for bu s i ne s s  purpo ses  sh ifted to 
out sid e r s , but the ext ent was not proport ional to the large number of 
out side  land owner s in Gat l i nburg . I n  1 9 7 2  loca l r e s id ent s owned 7 3  
( 8 7  per cent ) of  the 8 4  par c e l s  o n  the Parkway , whi ch i s  the cent er of 
commercial  act i vi ty . Furthermore ,  owner ship of  commercial  land i s  
l imi t ed chi ef l y  to a smal l group of local s .  
From i nte rv i ews and f i e l d  o b servat ions i t  i s  c l ear that d emand 
for commerc i a l  l and i s  great , but mo st  owner s  of commercial  land l ease 
rather than se l l  to  ent r epr eneur s ,  whether loca l s  o r  out side r s . T ab l e  
24 shows that l easi ng i s  t h e  means by which mo st out s i d e r s  and 
9 1  
re side nt s  o f  t en year s o r  l e s s , a s  of 197 2 ,  have gai ned u se o f  com­
mer c i a l  land i n  Gat l i nburg . Dat a based on a 10 per cent samp le of  
bu s i ne s s  owne r s  i nd i cate that 93  per  cent of a l l  bus i ne s se s  owned by 
newcome r s  or out s i d e r s  are operated on leased land . Table 25 i nd i cat e s  
that l easing i s  commo n among a l l  bus i ne s s e s  except mo te l s .  Thus the 
benef i t s  of commer c i a l  l and owner ship ,  primar i l y in the form of contract 
rent s ,  are f l owing large ly to a smal l group of local r e side nt s .  
Owner ship of Non-Commerc i a l  Land 
Accord i ng to F igur e s  17 and 18 , out side  cu stomer s are ,  i nd eed , 
a maj or market for  subd i vi s ion lo t s .  Be tween 1962  and 1 9 7 2  out sider s 
compr i s ed 44 per c e nt of a l l  lot purchaser s ,  and thei r share of lot  
owner ship grew f rom 24  per cent to  36 per  cent . Out side owne r ship i s  
TABLE 2 4 .  Owne r ship and Leasi ng of Commer c i a l  S i t e s  by Type of 
Bu s i ne s s , 197 3 .  
Number 
9 2  
Number 
Owni ng Lea s i ng 
S i t e  S i t e  
Mot e l s  9 1 
Al l Other Bu s i ne s s e s  1 1  25 
( No r e sponse-- 1 3 )  
SOURCE : Based o n  i nt erv i ews with 5 9  busi ne s s  owner s ( 1 1 . 5 per 
cent of tot a l ) in November and Decembe r , 197 3 .  Si nce these were mad e 
i n  the off  season , they e s s e nti a l ly r epr esent data for  year-round 
r e si de nt s .  Some out -of-county owne r s  were reached by t e l ephone . Al l 
owner s were cho se n r and om ly . 
TABLE 25 . Owne r ship and Lea s i ng of Commer c i a l  S i t e s  by Bu si ne s s  
Owner ' s  P l ace of Residence , 197 3 .  
9 3  
Number 
Owni ng 
S i t e  
Number 
Lea s i ng 
S i t e  
Sevier County Re sidents 19  18  
Out-of-County Resident s  1 1 3  
( No response--S ) 
SOURCE : Based on i nt erviews with 59  bu s i ne s s  owne r s  ( 1 1 . 5 per 
cent of total ) in Novembe r  and Decembe r , 197 3 . Since these were mad e 
i n  the off seaso n ,  they e s s e nt i a l ly r epr e sent d ata  f or year-round 
re side nt s .  Fou r t ee n out-of-county owner s were r eached by t e lephone 
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FIGURE 17 . Land owner ship i n  rural subd ivi sions i n  the Litt l e  Pigeon Di strict , 1962 . 
SOURCE : Compi led f rom Sevier County tax record s .  \0 .J:-o 
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F IGURE 18 . Land owner shi p i n  rural subd ivi s ions i n  the Litt l e  Pigeo n Di s t r i c t , 1 97 2 . 
SOURCE : Compi led f rom Sevier Count y t ax record s .  "' 
Vl 
9 6  
h ighly conc e nt rated i n  certai n subd ivi sions , e spec i a l l y  near Gat l i nbur g .  
The l argest rura l  subd ivi sion , Sky Harbo r , i s  owned a lmost ent ire ly 
by out siders .  
I f ,  i nd eed , l and specu l at ion  and subd ivid i ng are t he pr imary 
means by whi ch bene f i t s  can be der ived f rom non-commer c i a l  land , the 
owner ship of unsubd ivided t r act s i s  of cruc i a l  import ance . F i gure 19 
i nd icat e s  that local r e s id e nt s own 2 1 , 8 9 2  ( 8 2  per c ent ) of  the 26 ,664  
acr e s  i n  trac t s  l arger than one acre i n  the  Li tt le  P i geon Di strict . 
Figure 20 , however , shows that rural land owned by out sider s i s  concen­
t rated on the per ipher i e s  of  the f ragment ed area . Becau se thi s i s  a 
key locat ion f or specu lative act iv i t y , i t  appear s t hat out sider s cont r o l  
much of the l and f rom whi ch s i zable capi t a l  gai ns are l ikely  i n  the 
near future . The 1 9 6 2  d i st r i but ion of out side  owner ship wi thin each 
d i st r i c t  cannot be obt ained accurately  f rom t ax record s ,  but it i s  k nown 
that out side r s  cont r o l led 3 , 647 acr e s  in unsubd iv id ed t r act s t hen  a s  
compared to 4 , 7 7 3  i n  1 97 2 .  They may have bee n  engagi ng i n  l and 
specu l a t ion for  a d ecade or lo nger . 
The predomi nance of out side r s  among d eve loper s of l arge 
subd iv i si ons provide s  fur ther ev ide nce of their par t i c i pa t io n in  land 
specu lat ion . Table  26 shows that a l l  but o ne of the deve lopment s with 
mor e  than 200 lots ar e cont r o l l ed by newcomer s or  out sider s .  
Out s id er s  appear t o  be r eaping a s i zab l e  port i o n  of the economic 
benef i t s  accrui ng as capital  gai ns on non-commerc ial  land . A sma l l  
group o f  local s retains  cont ro l over economi c  rent s  on  commerci a l  land , 
but the areal d i st r ibution of these benef i t s  i s  l imi t ed . Hence economic 
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TRACTS LARGER THAN ONE ACRE BY DIV I S ION 
AND OWNER ' S PLACE OF RES I DENCE , 1962 AND 1 972 
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FIGURE 19 . T rac t s  l arger than one acr e  i n  the Litt l e  Pigeon Di s t r i c t  by 
d iv i sion and owner ' s  place of r e s idenc e , 1962 and 1 97 2 . 
SOURCE : Comp i l ed f rom Sevier  County t ax r ecord s .  
\'- ""' 
\ ' ,  I 
� 
\ 
_ _, 1 -� , 
RURAL LAND OWNERSHI P 





r .  
Areas in which sample point is in a parcel of one 
acre or smaller (one sample point per 20 acres) 
Area in which sample point is in a parcel owned by 
out-of-county resident ( I  sample pt. per 20 acres) 
1 962 Incorporated Area 
,. """"-
. '"' 
'- / .. .  
- - ...._ ./ _, .� 
0 3 
I I I I 
m i l es 
F IGURE 20 . Rur a l  land owner ship i n  the Li t t l e  Pigeon D i st r ic t , 1 97 2 .  
SOURCE : Compi l ed f rom Sevi er County t ax record s .  \0 co 
TABLE 26 . Large Subd ivi sions ( More  Than 200 Acr e s )  i n  the Li t t l e  
Pi geo n Di strict  b y  Deve loper ' s  Re sidency , 1 97 2 .  
Deve loper ' s  
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c 
Name of  Re side ncy i n  Number b Number b Lo t s  so ld to : 
Subd i v i sion S ev i er Count ya o f  Acr e s  of  Lot s Out siders  Local s 
Sky Harbor Newcome r 45 5 l l54 1 48 1 
( i nc lud i ng ( l e s s  than 
Hidden 10 year s )  
Val ley) 
Cha l et Vi l lage Out-of-county 395 9 29 Data not 
compi l ed 
Chal et Vi l l age Out-of -county 37 5 440 Data not 
compi led 
Pi nehaven I nd i ge nous 257 534 4 8 
alnt ervi ews with i nformed per sons and Sev i er County t ax record s .  
bCompi l ed f rom p l at maps i n  the Sev i er County Regi ster  of 
Deed s Offi ce . 
cSev i er Cou nty tax record s .  
growth may not have spread i t s  mo netary be nef it s to lar ge number s of 
i nd i ge nou s l andowner s .  
I V .  THE OWNERSHIP OF BUSINESSES 
Becau s e  e nt r epreneurs  have cont r o l  over bu s i ne s s  revenues and 
norma l ly wi l l  not operate wi thout a prof i t , bu siness  owne r ship i s  a 
maj or means by which monetary benef i t s  can accrue t o  local  r e sident s .  
Owner ship of bu si ne s s e s  i s  a d irect  measure o f  part icipation in the 
benef i t s of Gat l i nbur g 1 s economi c growth e spec i a l ly cons ider i ng the 
magni tude of recent i ncreas e s  of gro ss  bu s i ne s s  rece ipt s (Table  8 ,  
page 28 ) .  
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A samp l e  of  bu si ne s s  owner s (Tab l e  27 ) suggest s that about 
two-third s of Gat l i nburg 1 s bu s i ne s se s  are owned by i nd i genou s resident s ,  
and an add i t i o na l  1 9  per cent are owned by newcomer s .  The numeri c a l  
predomi nance of  i nd i genous  ent r epr eneu r s  i ndicates  that loca l re s i de nt s  
have been remarkably t enac iou s i n  mai ntai ning their co nt r o l  o f  the 
town1 s bu s i ne s se s dur i ng it s r api d economic growth .  The benef i t s  of 
such owne r ship , however , vary co nsider ab l y  f rom one enterpr i se t o  
another , and i t  i s  nec e s sary to  co nsider the t ypes of bu s i ne s s e s  owned 
by i nd igenou s peop l e .  
Owner ship of Mot e l s  
The argument a s  t o  whi ch f act or s of  product ion-- l and , labor , 
capi t a l , or e nt r epreneu r ship--gene rate the greate st be nef i t s  i n  Gat l i n­
burg has been nece s sary i n  order to  exami ne par t i cipation i n  these 
benef i t s .  Ideal ly , the mo st  d i rect measure would  be the cont rol  of  
TABLE 27 . Residency of Gat l i nbur g ' s Bu s i ne s s  Owner s ,  1 97 3 .  
Owne r ' s  Resid ency 
in S ev ier Count y ,  19 73  
I nd i genou s 
Newcomer ( l e s s  than ten  year s )  
Par t ne r ship of i nd i ge nou s resident and out sider 
Out sider  
Total  







SOURCE ; Based on  i nterviews wi th 5 9  bu s i ne s s  owner s ( 1 1 . 5  per 
cent of total ) i n  November and Dec embe r , 197 3 .  Sinc e  these were made 
i n  the off seaso n ,  they e s sent i a l ly repr e se nt d ata for  year-round 
resident s .  Some out-of -count y owner s were reached by t e l ephone . Al l 
owner s were cho sen randomly . 
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i ndu st r i e s  in which returns on  al l four f actor s of product ion f low to  
the ent repre neur . The mot e l  i ndustry come s c lo se t o  providi ng such an 
ide a l  i ndi cator . We have a l read y  seen that mo st  mote l operator s  own 
rather than l ease the i r  mot e l  s i t e s  (Tabl e 25 , page 9 3 ) . In  add i t io n ,  
almost  a l l  emp loyee s ar e i n  low-wage serv i c i ng ro les , and , therefor e ,  
wages are a mi nor d rain  o n  the f low of gro s s  r eceipt s .  I n  the sma l l er 
mot e l s  wages are eve n  l e s s  signi f icant propor t ional ly becau se the owner s 
often perform much of their own l abor . Thu s the returns on  l and-
owner shi p , ent repre neur ship , and somet ime s l abor f low to the mote l  
owner . General ly capi tal i s  the o n ly signif icant f ac to r  not cont ro l l ed 
by the e ntrepreneur . 
The mo t e l  i ndustry appear s to be a maj or recipient of Gat l i nburg ' s  
gros s  bu s i ne s s  r ece ipt s .  Figures  are not avai lable  by i ndu stry i n  
Gat l i nburg , but i t  i s  k nown that hot e l s  and mot e l s  r ecei ved $ 1 6 . 4  mi l l ion  
countywide i n  1 97 3 . 1 3  Cons i d e r i ng the lev e l  of receipt s i n  surround i ng 
count i e s  and the number of ho t e l s  and mote l s  i n  ·o ther port ions of 
Sevi er County , i t  i s  e st imated that at l east  $ 1 5 . 5  mi l l ion is att r i but-
able to the mot e l  i ndustry of  the Li t t l e  Pigeo n D i st r ict . Hence 
appr oximate l y  one-fourth of Gat l i nbur g ' s receipt s go to mo te l s  and 
hote l s .  
Of the $ 1 2 . 5  mi l l ion commi tted to new commercial  construc t i o n  i n  
Gat l inburg i n  197 3 , $ 1 1 . 7 mi l l ion  ( 94 per cent ) was for  new mot e l s  o r  
ad d i t i onal mo t e l  uni t s  (Tab l e s  2 8  and 29 ) .  Thi s huge i nve stment mu st  
1 3  Tennes see Department of Revenue , Tenne s see Sal e s  and Use  Tax 
Co l lec t i ons , Repo r t  No . 1 ,  Tabl e C ,  p .  1 43 . 
TABLE 28 . Gat l i nburg Mot el  Construction by Owner ' s  Residency and Af f i l iat i o n ,  1 9 63-1 973 . 
-.===.-=---=·.;:;_�-=-�--=--=-=:::::�::--:c= 
Owner ' s  AFF ILIATION Const ruc t i o n  in 1 97 3 : 
Residenc y  Referral  Number New Number of N t!ffibe r Number 
in Sevier Service of S i nce U n i t s  of Mote l s  of 
I ndex County I ndepend ent Member Chai n Mo t e l s  1 9 6 3  1 968 1 97 3  Add i ng U ni t s  U n i t s  C•> St ------
I nd igenous a X 67 25 105 98 l 467a l 2 !;> 7 , 000 
b X X 36 8 1404 1 7 25 1 61  500 , 000 
c X 7 4 3 1 5  5 3 1  1 1 60 1 , 800 , 000 
2 Newcomer a X 1 1  5 1 6 2  2 3 1  
( l e s s  than b X X 
t e n  yea r s )  
c X 
3 Partner- a X 
ship of  b X X 
I nd i ge nous 
Resident and c X 2 2 0 0 2 535 7 , 250 , 000 
Out sider 
4 Out s ider  a X 6 1 108 170 1 42  4 1 6 , 000 
b X X 
c X 1 0 1 38 264 l 144 1 , 750,000 
Total 1 30 44 3 1 8 6  4388 7 944 $ 1 1 , 7 2 3 , 000 
SOURCE : Compi led from tel ephone i nterviews with motel owner s ,  Gat l i nburg City Direc tory, and Bui ld i ng Permit record s .  




TABLE 29 . Co st of New Commercial  Construction  ( Other Than Mot e l s )  
i n  Gat l i nburg by Bu s i ne s s  Owner ' s  Re sidency , 1973 . 
104 
Owner ' s  Res idency 
in Sev i e r  County , 1 9 7 3  
Co st o f  
Co nstruct ion 
Lifet ime re sident or  new re sident 
( more  than t e n  year s )  
New r e sident ( t e n  year s o r  l e s s )  
Out sider  
Total  
$ 590 , 900 
19 ,000 
174 ,750 
$ 784 , 650 
SOURCE ; Compi led f rom Gat l i nburg bui l d i ng permi t s  and i nt er­
v i ews with i nf ormed per sons . 
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be t aken as  a n  i nd i cation that the mo te l i ndustry  i s  the pr imary income 
generator in Gat l i nbur g .  
T a b l e  2 8  present s  d at a  on  mot e l  owner ship i nd exed accord i ng t o  
the d egree of  l o c a l  contro l .  Cat egory l a  repre se nt s i nd i ge nous ly­
owned i nd ependent mo t e l s ,  and the degr ee of exoge no u s  cont r o l  incr eases  
to category 4c wh ich repr esent s chai n mote l s  owned ent i r e l y  by out­
sider s .  The i nd ex is based pr imar i ly on the owner ' s  p l ac e  of re side nce 
or per iod of loca l r e sidency . It  is  evident that i nd i genou s ent re­
preneur s pr edomi nate  numerical ly ; they owned 8 4  per cent of  a l l mot e l s  
added i n  the last d ecade and 8 5  per cent o f  a l l ex i st i ng mo t e l s  i n  
197 3 . However , the i r  numerical  pr edomi nanc e i s  di luted by the greater 
number of uni t s  per mote l  amo ng chain  aff i l i a t e s  and the f act  that 
exogenou s l y-owned chai ns are much l arger than i nd i genou s ly-owned chains  
(Table  30 ) . 
I ndi genou s ly-owned i ndependent s compr i sed 77  per cent of the 
3 1 8 6  mot e l  uni t s  i n  1968 , but they decr eased to 7 3  per cent a s  the 
number of uni t s  grew to 4388 in 197 3 .  The shi f t  toward greater exogenou s 
owner ship i s  ev en more evident i n  curr ent mot e l  co nstruct ion . Chai n  
af f i l iat es account f o r  89 per cent o f  the 944 new uni t s  und er con­
st ruc t i o n ,  and exogenou s ly-owned chai ns predomi nat e .  Three chai n 
af f i l i ate s  owned by out s id e r s  or part ner ships o f  loc a l s  and out s i d e r s  
are add i ng 6 7 9  uni t s  ( a lmo st f ive t imes t h e i r  exi st i ng stock )  whi l e  the 
103 i nd igeno u s l y-owned i nd epe nd e nt s  are add i ng only 63 uni t s  ( approxi­
mat e l y  2 per cent of  their exi s t i ng stock ) . Onl y  a f ew mot e l s  are 
i nvo lved i n  the new const ruction , and mo st of these are owned by l arge 
hot e l-mot e l  corporat ions or  af f i l iated with nat iona l  chai ns . 
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To t a l  
Resi dency and A� f i l i at i o n ,  1 9 68- 1 97 3 . 
Owner ' s  
Residency 
i n  Sevier 
Count ya 




( le s s  than b t e n  year s )  
c 
Part ner- a 
ship of b I nd i ge nou s 
Re sident and c 
Out sider  
Out sider  a 
b 
c 
Af f i l i at io n ; a ,  b 









Ref er r al 






aCompi l ed f rom te l ephone interviews . 
bGat l i nburg C i t::t Dir ector.}: •  
Average Uni t s  
Per Mot e la ,b 
Cha i n  1 968 1973  
2 1 . 6  25 . 7  
40 . 1  47 . 9  
X 63 . 0  7 5 . 9  
20 . 3  2 1 . 0  
X 
X 
2 1 . 6  28 . 3  
X 1 38 . o  264 . 0  
30 . 9  38 . 5  
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I nd i genou s ly-owned i ndependent s wi l l  compr i se 6 1  per cent of  the 
5 332  uni t s  whe n  curr ent const ruction  i s  comp l eted . However , these 
same i nd epend e nt mot e l s  account ed for only 4 per cent of  the $ 1 1 . 7  
mi l l ion commi t t ed t o  new uni t const ruct ion i n  1 973 . Thu s the i ndependent 
mot e l  group i s  l o s i ng i t s  domi nance of the mot e l  i nf r astructure i n  
Gat l i nburg . 
C l ear l y , i nd ige nous peo p l e  cont rol  a dec l i ni ng share of mot e l  
owne r shi p . They s t i l l  pred omi nate numer ical ly as  mot e l  owner s ,  but 
t he i r  mot e l s  are ge neral ly smal l e r  than tho se exoge nou s l y-co nt r o l l ed , 
and they have almo st stopped bui l d i ng add i t ional unit s .  Their  share of 
t ot a l  mot e l  uni t s  d ec r eased f r om 77  per cent in 1968 to 73 per cent in 
1973 and wi l l  d ec l i ne to 61 per cent on comp l et ion of  construction 
und erway i n  1 97 3 .  Co nve r s e ly , chai n aff i l i at e s  are o n  the r i se and 
thos e  with exogenous owne r ship or  part owner ship are l arger than 
ind i ge nou s l y-owned chain mo te l s .  
These t re nd s  i n  mote l owner ship suggest that ou t s id e r s  are 
enlarging their por t ion  o f  Gat l i nburg' s gro s s  bu sine s s  receipt s .  
Furthermore , chai n af f i l i at io n  require s maj o r  money expo r t s  a s  franchi se 
fee s even if the owne r s  are local  resident s .  It can be conc lud ed that 
a maj o r  source of potent i a l  economi c benef i t s  generat ed by Gat l i nburg ' s  
growth f lows out side  the local  area and ac crue s to out siders  rather 
than to the i nd i ge nous popu l at io n .  
�ship of Bu s i ne s s e s  Othe r Than Mot e l s  
· Ce rtai n bu s i ne s se s other than mot e l s  may gene rate s i zab l e  i ncome s , 
but the benef i c i ar i e s  are l es s  ea s i l y  ident i f i ed becau se the land and 
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bus ine ss  usua l ly are und er separat e ownership . Tab l e  25 , page 9 3 ,  
ind icates  that more than two-third s o f  the se bu sine s s e s  l ease  thei r  
s i te s .  
I n  1 9 7 3  i nd i ge nou s resid ent s of Sevi er County he ld thr ee-
quar t e r s  of the i nve stment i n  new commercial  construction other than 
mote l s  (Tab l e  30 , page 106 ) . Though thi s l ef t  out s id e r s  provi d i ng a 
signi f i cant port ion of new inve stment , the trend does not po int toward 
the d egr ee of exogenous co nt r o l  that seems apparent for  hot e l s  and 
mo t el s .  
V .  I NDIGENOUS PART ICIPAT ION IN THE ECONOMIC BENEF ITS OF 
GATLINBURG ' S  GROWTH 
Dick Whal ey was quoted recent ly as saying , " I  u sed to know 
ev erybody i n  town . Now the town i s  f i l l ed with new peop l e  who own new 
bu s i ne s se s--but i n  mo st cases  the l and sti l l  be longs to us ( the o r i g i nal 
f ami l i e s ) . "  1 4  I n  Augu st of 1973 he seemed qu i t e  conf ident that the 
. d '  1 ' 1 1 . 1 f . . . 15  b 1 1 n  1 ge nou s peop e were s t 1  1 n  contra o econom1c act 1 v 1 ty , ut on  y 
1 6  four months l at er h e  stated that loca l s  cou ld no lo nger r u n  the town . 
I n  v i ew of the preced i ng data  hi s stat ement s seem quite  accurate , and 
they ref lect the rapid turn of event s which took place i n  the mot e l  
i ndu s try  i n  1 97 3 . 
1 4F lo Gul l i ck son , " Re so r t s  Must K eep Pace , Say s  Wha l ey , "  
The K noxvi l l e News-Sent i ne l , January 26 , 197 5 . 
1 5Di ck Wha l ey , per sonal i nt erv i ew , August , 197 3 . 
1 6Di ck Wha ley , per sonal  i nterview , November , 1 97 3 . 
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Other entrepreneur s are d ivided on the quest ion of i nd igenous 
ver su s  exoge nous control . A random samp l e  of  1 1 . 5 pe r cent of  al l 
bu s ine s s  owner s i n  Gat l i nburg was made to  examine thei r  att i tud e s  
t oward r ecent change s i n  the economic cont r o l  of  Gat l i nburg . The 
re su lt s  of the i nterviews i nd icate that mo re than hal f  of Gat l i nburg ' s  
bu s i ne s s  owne r s  saw no change i n  i nd i genou s cont ro l o r  f e l t  that i t  
had actual l y  i ncreased (Tab l e  3 1 ) . Many l if e t ime reside-nt s insi sted 
that thei r control  wa s und imini shed wh i l e  mo st new r e s id ent s bel i eved 
the i r  contro l had i ncrea sed at the expense of  long-term r e sident s .  It 
seems l ikely  that the great est  r i se of exoge nous par t ic i pat ion was so 
rapid and recent that mo st local entrepr eneur s had no t f u l ly compre-
hend ed i t s  imp l i cat i ons when the i nterv iews we re taken i n  the F a l l  of 
197 3 . 
Some of the local mot e l  owne r s  have expre ssed concern for the 
future of the i r  bu s i ne s ses i n  the compe t i t ive s i tuat ion bei ng created by 
cur rent mote l  const ruc t i on . ln f act , Rel  L .  Mapl es , Sr . ,  f ee l s  that 
the t own i s  now overd eve loped i n  almo st every type of bu s i ne s s , 
e spec i a l ly mo te l s . 17  The or igi na l fami l i e s  wou l d  be hurt economical ly  
by  a d ec l i ne of the o lder mot e l s  becau se many of them are d ependent upon 
' 
mot e l  i ncome s .  Eve n  the maj or land owner s l ike Dick Wha l ey and Re l L .  
Map l e s , Sr . ,  a l so own ext ensive mot el  i nt er e st s .  Heretof or e , busi ne s s  
l o s s e s  might have been o f f set by r i sing economi c  rent s ,  but the 
pot ent i a l  concent ration of mot e l  ut i l i zat ion in f ewe r , larger mote l s  
cou ld lead t o  a s imi lar red i st ri bution o f  economi c rent s .  Becau se the 
17  Re l L .  Map l e s , Sr . ,  per sonal i nterview ,  Augu st , 197 3 . 
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TABLE 3 1 . At t i tud e s  of Bu s i ne s s , Owner s  Toward Recent Change s in  the 
Eco nomi c Co nt r o l  of Gat l i nburg , 1973 . 
Owner ' s  
Residency i n  
Sevi er County 
0 9 7 3 )  
Lif et ime 
New Re sident 
( More  than 10 year s )  
New Resid ent 
( 10 year s or  l e s s )  
Out sider  
Part ner ship : 
Part Lifet ime 
Part Out s id e r  
Total  
( N o  r e spo nse--15 ) 
OWNERS WHO FEEL THERE HAS BEEN : 
Decreased 
I nd i ge nous 
Contr o l  in  






2 1  
No Change 
i n• Cont r o l  
i n  Last 
5 Year s 





1 9  
I ncreased 
I nd igenous 
Cont r o l  in  
Last  5 Year s 
4 
4 
SOURCE ; B ased on  int ervi ews  with 59 bus i ne s s  owne r s  ( 1 1 . 5  per 
cent of tot al ) in November and December , 1 97 3 .  S i nce these were mad e 
i n  t he off seaso n ,  they e s se nt i a l ly r eprese nt the opi nions of year­
round resident s .  Some ou t-of-cou nty owner s were r eached by t e l ephone . 
Al l owne r s  were cho sen r and om l y . 
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exoge nous  mot e l  corporat ions own their  bu s i ne s s  sit e s , an i ncrea s i ng l y  
large port ion of Gat l i nburg ' s  economi c r e nt s wi l l  f low to out sider s .  
If , i ndeed , land and bu s i ne s s  owne r ship aie primary ind i cat or s 
of par t ic ipat ion i n  the economic benef i t s  of growth , an i ncrea s i ng 
maj or porti on  of these benef i t s  i s  f lowi ng to  out s ider s rather than to 
i nd i ge nous resident s .  Some economic benef it s have accrued t o  i nd i ge nou s 
re sident s of Sev ier County , and maj or  benef i t s  have accrued to  a sma l l  
group o f  i nd i ge nous owner s of commer c i a l  land . However , out-of-county 
resident s  are expand i ng their control  of key specu lat ive land , and they 
are rapi d ly i ncreasi ng the i r  share of Gat l i nbur g ' s room accommodat i o ns . 
Hence two cruc ial  sources of pot ent ial  eco nomi c bene f i t  may accrue 
primar i ly to out sider s rather than to the i nd i genous popu lat ion .  
Signi f i c ant ly , the shi f t  o f  cont ro l i s  occurr i ng j u st as  benef i t s  
reach thei r highest leve l s  with enormou s ab so lute annual  i ncrement s .  
Fo r examp le , annua l gro ss  bu s i ne s s  receipt s in 1973 were more than f ive  
t imes those of 1960 , when the  shi f t  of  land owner ship began t o  acc e l erat e , 
and a lmo st twi ce tho se of  1968 , when out sider s began t o  i nc r ease great l y  
the i r  cont ro l of  room accommod ations . To what extent i s  thi s shi f t  
o f  cont ro l characteri st i c  of economi c growth? 
CHAPTER V 
THE PROCESSES OF RESORT DEVELOPMENT 
Thi s chapter focuses o n  the pro c e s s e s  of growth i n  Gat l inburg i n  
a n  effort  t o  ident i f y  the f or c e s  which have mo st encouraged exogenou s 
par t i c i pat io n .  I f  these forces  are e ssent ial  character i st i c s  of 
d evelopment , it wi l l  suppor t  the cont�ntion that the shif t  of benef i t s  
t o  out s ider s  i s  a co nsequenc e  o f  rapid economi c  d ev e lopment , part icu lar l y  
re sort  d evelopme nt ,  and that s imi lar shi f t s  c a n  be ant icipated i n  other 
p l aces wher e  such growth occur s .  
I .  SETTING THE STAGE FOR RESORT DEVELOPMENT 
Gat l i nbur g ' s rece nt growth has bee n d iv ided i nto  seve ral  period s 
each with i t s  own d i st i nct set of processes  and part icipant s (Tab l e  3 2 ) . 
Recent growth began with the Nat i o nal Park Serv ice ' s  deci sion to locate 
a maj o r  park nearby and to  bui ld a t r ansmountain  hi ghway through 
Gat l i nburg . Thi s ac t ion i ncreased Gat l i nburg ' s  at t r action  for  tour i st s  
and s imu l taneou s l y  forced f rom park land s  a l arge number o f  migrant s ,  
many of  whom sett led i n  Gat l i nburg .  
After 1 9 30 local  entrepreneur s took the i ni t iat ive and bui l t  
re sort f aci l i t i e s  and an urban i nf rastructure which wou ld accommodate 
future resident s and tour i st s .  They cont i nued to bui ld  add i t ional 
room accommodations , restaurant s ,  and shop s with l i t t l e  i nnovation 
unt i l  1 9 56 . At that t ime the local  pub l i c  sector became ac t ive and 
wa s the chi ef sou rce of  i nnovat ive faci l it i e s  for about f ive  ye ar s .  
1 1 2  
· ./• 
T ABLE 3 2 . S e l ec t ed Fac i l i t ie s  i n  Gat l i nburg by Dat e of  Construc t i on and Type of  Deve loper . 
Type of F ac i l i t y  
Permanent Sett l ement 
Pi  Beta Phi S et t l ement School 
F i r st Hot e l  
Great Smoky Mountains National Park 
T ransmounta i n  Hi ghway 
I ni t ial  Re sort Inf r ast ructure 
Convent ion Ce nter ( Audi torium)  
Gat l i nburg Country Club 
Sky Lif t  
Ski Lodge 
Hunte r  Hi l l s  ( Chucky J ack ) Theater 
F i r s t  Chai n Mote l  
Space Need l e  
Cab l e  T e l ev i sion  
F i r st Movi e  T he ater 
Aer i a l  T ramway to Sk i Lodge 
F i r st Convent ion Hot e l  
Dat e  of  
Co nstruction  
c .  1 7 90 
1 9 1 2  
1 9 1 6  
1 926-1 930 
1 9 3 1  
1 930- 1 940 
1 9 5 6  
1 9 5 7  
1 958 
1 96 1  
1 9 6 1  
1962  
1 9 68 
1 969 
1 97 2  
1 9 7 3  
1 97 3  
TYPE OF DEVELOPER ; 
Publ i c  o r  Privat e  or  
Non-Prof i t  Commerci al 
Out-of- Ou t-o f -


















SOURCE ; Gat l inburg Chamber of Commerc e , Gat l i nburg City Di rectory,  and i nterviews  with Zeno 





Dur i ng thi s brief per iod thr ee maj o r  f ac i l it i e s--the Co nvent ion Ce nter , .  
Count ry Cl ub , and Sk i Lodge--were added at pub l i c  expens e .  Each was 
i ntend ed to broad en Gat l i nburg ' s  tou r i s t  appeal , and , f rom a l l  
appearances , they were qu i t e  succ e s sf u l  i n  accomp li shi ng their purpo s e . 
I n  the mo st r ecent d ecad e  ou t s ide  ent repreneur s have become 
ac t ive in Gat l i nbu rg ' s d eve lopme nt for the f ir st time . Loc al  ent re­
preneu r s  hav e  become i nnovative again ,  but the new f ac i l i t i e s  developed 
by lo ca l s  are smal le r  and l e ss  cruc ial to economic dev e lopment than 
those added by out sider s . 
Clear l y ,  each succe s s ive st age of growth has bu i l t upo n a l l  that 
has go ne before i t . It i s  doubt f u l , for examp l e , that the effort s of 
ear ly e ntrepreneur s would hav� succeeded to such a d egree i f  the park 
had not been e stab l i shed . S imi lar l y  the profusion of new amuseme nt s i n  
recent year s wou l d  have bee n inf e a s i b l e  wi thout the mas se s  of  tour i st s  
at t r ac t ed by ear l i er dev elopment . I n  short , the rec ent par t i c ipat ion 
pf exogenou s e nt r epreneurs  is  ba s ed on and i s  an outgrowth of ear l ier 
deve l opment i ni t iat ed and cont ro l l ed by the i nd i genou s popu l ation . 
II . THE GROWTH OF GATLINBURG ' S  ECONOMIC SYSTEM 
Becau se the shi f t  toward ou t s ide contro l co inc i d e s  with the 
per iod of greatest  revenue growch , it  i s  wo rt hwhi l e  to exami ne the 
r e l at ionship between the two . The growth of revenues  has bee n expo­
ne nt i a l , thereby mak i ng abso lute increase s e spec i a l ly large i n  the mo st 
recent year s as compared to the pre-1960 per iod . Gro s s  annual  bu siness  
receipt s have grown to $ 49 . 8  mi l l ion in  1973  a s  compared to only $9 . 2  
mi l l io n in 1960 (T ab l e  8 ,  page 28 ) . Undoubted l y  the large 
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exogenou s l y-owned enterpr i se s  added t o  thi s i ncome , but they wer e  a 
smal l po rtion of tot al bu s i ne s s e s  unt i l  197 3 , which i s  we l l  after 
substantial growth had a l r eady bee n accomp l i shed . I t  might be logical ly 
conc lud ed that receipt s wou ld have been subst ant i a l  wi th or  wi thout the 
he l p  of  large exoge nou s l y-owned ent erpr i se s . Rather than causi ng the 
maj o r  growth of rece ipt s ,  they probably were att rac t ed by it . 
That rapid expo nential  rat e s  of growth do not , i n  themselve s , 
attract exoge nou s part ic ipat ion unt i l  the abso lute i ncrement s become 
qui t e  large i s  shown by t he s i tuation i n  Pigeon Forge . Though it  and 
Gat l i nburg have exhibit ed about the same rapid rat e s  of growth and have 
ac c e s s  to s imi l ar tour i s t vo lume s , Pi geon Forge has much sma l ler  vo lume s , 
mea sured either by bu si ne s se s or r evenue s .  T ab l e s  33 , 34 , and 35 show 
that exogenous  cont ro l has not d eve lo ped i n  Pigeon F orge ; new r e sident s  
and out sider s compr i se l e s s  than 20 per cent of the bu s i ne s s  owner s and 
cont ro l only about 7 per cent of the mot e l  uni t s  und er const ruct ion i n  
1 97 3 .  Part ner ships  betwee n loca l s  and out s id er s have not been fo rmed , 
and cha i n  af f i l iation  i s  mi nimal . New resident s  predomi nate  in  new 
commercial  co nstruction other than mo t e l s ,  however , and may pre sage a 
shi f t  t oward gr eat er exogenous par ticipat io n .  
El sewhere i n  the Uni t ed States  there are numerous examp l e s  of 
recreat ional  p l aces  even smal ler  than Pigeon Forge whi ch are cont ro l l ed 
by exogenou s corporat ions . I n  f act , i t  i s  d if f icu l t  to name a maj or 
r esort  wh ich d id not have  exogenou s par tic ipation at a very ear l y  st age 
of it s d evelopment . Las Vega s began i t s  r e sort  growth with a maj o r  
hot e l  and c a s i no owned by Benj ami n ( Bugsy) S i ege l , a n  East e r n  
TABLE 33 . Residenc y  of Pigeon Forge ' s Bu s i ne s s  Owner s ,  1 97 3 . 
Owner ' s  Resid ency 
in S evi er Count y 
I nd i ge nou s 
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SOURC E :  Compi led f rom Pigeon Forge bu s i ne s s  l i cense record s 
and i nt ervi ews  wi th i nformed pe r sons . 
1 1 6 
TABLE 34 . Co st of New Commercial  Constructio n ( Other Than Mot e l s )  i n  
P i geon Forge by Bu si ne s s  Owner 1 s  Residency , 1 97 3 . 
Owner 1 s  Residency 
in S ev i er Count y 
I nd ige nous 
Newcomer ( te n  year s or  l e s s )  
Out sider 
Total  
Co s t  of  
Co nstruction 
$ 95 , 000 
248 , 600 
7 1 ,000 
$ 4 1 4 , 600 
SOURCE : Compi led f rom Pigeo n Forge bui l d i ng permi t s  and 
i nt erv i ews with i nformed per sons . 
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T ABLE 35 . P i ge o n  Fo rge Mo t e l  Co n s t r u c t i o n  by Owner ' s  R e s i d e nc y  a nd Af f i l i a t i o n ,  1963-197 3 .  
===�==-=---------= 
Owner ' s  AF F I L I AT ION 
Residenc y  Referral Number New 
i n  Sevier Service of S i  nee 
I ndex  Count y  I nd epend ent Member Chai n Mot e l s  1 9 6 3  1 968
a 1 97 3  
I nd i ge nou s  a X 1 9  18  795  
b X X 8 6 494 
c X 1 1 80 
2 Newcomer a X 1 1 23 
( l e s s  than b X X 1 1 20 
ten  yea r s )  
c X 
3 Part ner- a X 
shi p of b X X 
I nd i ge nous 
Resident and c X 
Out sider 
4 Out sider a X 1 1 2 1  
b X X 
c X 
Total 31 28 1 433 
SOURCE : Compi l ed f rom t e l ephone i n t e rv i ews with mote l  owne r s  a nd Bui ld i ng Permit record s .  
aNo d at a .  
b
No data f o r  two mote l s .  
Co nstruction  in  1 97 3 :  
Number Number 
of Mo t e l s  of 
Add i n.§i U ni t s U ni t s  
2 48 
2 b 




$ 1 4 4 , 000 
257 , 000 
3 6 ,000 





mobst er . Sun Va l ley , Idaho , was estab l i shed i n  1936 by the Union 
Pac i f i c  Rai l road . 2 Aspe n ,  Co lorado , was a sma l l mi ni ng town when  
i ndu stria l i st Wa l t er Paepke began its  development a s  a ski re sort  in  
1945 . 3 Coral  Gab le s ,  Ho l lywood-by-the-Sea , Miami Beach , and Davi s 
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4 I s land s ,  F lo r id a--a l l  were begun by exogenous  d eveloper s .  The ev id ence 
suggest s that such corporat ions with suf f ic ient expert i se and capi t a l  
c a n  c re ate  a recreat i onal p l ace almo st a t  wi l l  a s  long a s  there i s  a 
reasonable demand for  their r e sort  service s .  
Undoubt ed l y , however ,  there i s  an advant age to  locat i ng i n  an 
area whi ch al ready has a re so r t  image and f low of tour i st s .  Large 
recreat iona l  ent erpr i se s  are sometimes attracted to smal l recreat i onal 
p l ac e s  or  ev en to  uninhabit ed areas , and they are u n l ik e l y  to for ego 
opportuni t i e s  i n  l ar ger expand i ng r e so r t s  l ike Gat l inburg . Quite 
po s s ibly  there i s  an upper l imit  o f  r e so r t  s i ze beyo nd which part icipa-
t ion by exogenous  corporat ions i s  i nev i table . The propo s i t i o n  that 
out sid e-owned e nterpr i se s  we re att racted by the recent growth of 
economic i nd i cato r s  in Gat l i nburg seems reasonable becau se al l of the 
new f ac i l it i e s  d epend on l arge vo lume s of t r ad e . Suf f i c ient vo lume s 
were r eached duri ng the lat e  1 950' s and ear ly 1 9 60' s ,  and the town 
became attrac t iv e  to out side e nt repreneur s .  Probabl y  the succe ssful  
1 Laxa lt , op . c i t . ,  p .  7 5 3 . 
2Wi l l i am S .  E l l i s , " High-St eppi ng Idaho , 1 1  Nat iona l  Geographic , 
Vo l .  143 , No . 3 (March , 197 3 ) , p .  307 . 
3 Durrance , op . ci t . , p .  806 . 
4 Al len , op . c i t . , pp . 2 28-229 . 
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operation of the Ho l id ay I nn--the f i r st large exoge nous ly-owned mote l 
i n  Gat l i nburg--conv i nced other such corpor ations  that the t own was a 
suitable location  for  the i r  branche s .  They even over-r eact ed , thereby 
creat i ng an exces sive ly compe t i t ive si tuati o n .  
In  v i ew o f  the su stai ned r apid growth and the re sort image of 
Gat l i nburg , one might ask why it d id not at tract corporate enterpr i se s  
at a n  even ear l ier st age . Certai nly the town was k nown throughout t he 
Easte r n  Uni ted Stat e s  by the e a r l y  1 940 ' s a s  a r e su l t  of Ernie Py le ' s 
5 synd ic at ed art i c l e s  i n  Scr ipp s-Howard Newspaper s and President F rank l i n  
D .  Roos evelt ' s  d ed icat ion o f  the Great Smoky Mou ntains National  Park . 
Moreove r , the town could hard l y  have had a mor e  prest igou s i nt roduc t ion 
to corporat e  c i r c l e s  than through John D .  Rockef e l lar , J r . ,  who do nated 
mor e  than half the money for the park and once v i s ited  Gat l i nburg i n  
the ear ly per iod . The r e sort ' s  potent i a l  shou ld have bee n obv ious f rom 
r i s i ng park v i si tation before and after Wor ld  War I I  (F igure  2 ,  page 1 7 ) , 
and yet no l arge cor porat ions  were at tracted there unt i l  the 1960 ' s .  
The town ' s reput at ion for t i ght contr o l  by loca l s  may have 
deterred some out s i de r s , but any large corporat ion wi th serious  i nten-
t i ons of i nve st i ng there pr obab ly wou ld have found land for sa l e  i n  or 
near the bus i ne s s  d i st r i c t . Furthermore , it seems logi c a l  that it  wou ld 
have bee n  easier  for exogenous deve loper s to overwhe lm the local 
bu s i nes s  i nf r a st ructure at that ear ly stage than at the mor e  advanced 
st age of growth in the 1960 ' s and 1970 ' s .  
5 Py l e , op . c i t . 
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A mo re l ik e ly r eason f o r  the ear ly r e l uc tanc e  o f  large 
recreat i onal ent erpr i se s  to  locate in Gat l i nburg  was the "quiet v i l l age" 
image which the town' s promoter s de l iberate l y  proj ect ed . I t  was 
pr imar i ly a nature-ori ented r e sort , and , accord i ng t o  the early  
ent repreneur s ,  i t s  c l ient e l e  co nsi sted mo st ly of  sedate midd l e-c l a s s  
f ami l i e s . Unl ike most r e sort s ,  t h e  town wa s v e r y  i nt o l erant o f  any 
type of  " rowd i ne s s" and has never even l ega l i zed mixed-d r i nk sa l e s . I n  
co nt r a st , the r e so r t  image proj ected by mo st  recreat i o nal  corporations 
is a youthf u l ,  exuber ant atmo sphe re of r e l at ive l y  unres t r i ct ed f r eedom , 
and they usual l y  seek a c l i ent e l e  mor e  youthfu l  or  mo r e  wea l thy than 
that of Gat l i nburg in the ear ly period . 
The " quiet  vi l lage" image began to  change i n  the e ar ly 1960 1 s ,  
due par t l y  to  the sheer s i ze and co ngest ion of the r e so r t . It seems 
reasonable  that another maj or factor was the e st ab l i shment of the 
Sk i Lodge in 1 9 6 1 . The Chi ef of Po l i c e  as  we l l  as  many local  ent r e-
preneur s f ee l  that i t s  e s tab l i shment at t racted a new , mor e  " r owd y" 
c l i ent e l e . 6 Mor e  import ant ly the image of Gat l i nburg as a " ski r e sort"  
may have bee n  much more compat i b l e  with the image pref erred by large 
recreat io nal  enterpri s es . Henc e  the new image and the l arge abso lute 
vo lumes of economi c i nd i cator s may have combi ned in the 1960 ' s to make 
Gat l i nburg attract ive to exogenou s corporat ions . 
6 W .  B .  Ogl e , Gat l i nburg Chief of Po l ice , per sonal i nt erv i ew ,  
Augu.s t , 197 3 .  
I I I . VISITAT ION GROWTH AND THE RISE OF CHAIN MOTELS 
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I t  may have been the growth o f  annual  v i s i tat ion whi ch mo st 
f avored a shi f t  t oward exoge nous control  of the mot e l  i ndustry i n  
Gat l i nburg . It  seems l ikely  that exogenou s mot e l  corporations were 
at t ract ed by the potent i a l  vo lume of trad e  apparent af ter  1 9 60 . During 
peak touri st season s , ac commod at i ons i n  Gat l i nburg were often f i l l ed t o  
capac i t y  becau se mot e l  i nf r a s t ructure had not kept pace wi th the r i si ng 
d emand for lodging . Chai n  mot e l s  off ered a ssured lodging through the i r  
nat ional r eservat ion systems whi l e  mo st  i nd epe ndent mot e l s  had no such 
serv i c e . 
Mor e  important ly , the add i t ional vi s i t at ion consi sted of a l ar ge 
number of f i r st-v i s i t  tour i st s  who we r e  unf ami l i ar with the town and 
i t s  i nd epe nd e nt mot e l s .  Probab ly many of these f i r st-t ime v i sitors  
were attrac t ed t o  the more f ami l i ar cha i n  mot e l s  where a c ertain  d egree 
of  qua l ity cou l d  be counted on . I n  these c i rcumstance s the i nd igenou s ly­
owned i ndepe nde nt mote l s ,  par t i cu l arly  those  wi thout a nat i onal referral  
co nnectivit y , are l e s s  compet i t iv e  than chain  mot e l s .  
As a mat te r  of  co nj ecture , one mu st consider the po s s ibi. l i t y  
that ut i l i zat i on  of  the o lder , i nd epend e nt mot e l s  rema i ns high l y  
depend e nt on t h e  t r ad i t io na l  market of park v i sitor s .  Many operator s 
of  these mote l s  r eport that return vi sitor s are a maj o r  por t i on of 
thei r  c li ent e l e , but the speci f i c  l i nk to park vi s i t at ion has not bee n 
e st ab l i shed by thi s r e se arch . If such a l ink does exi st , i t  cou ld 
exp l a i n  the rece nt lack of  new construc t i on amo ng such mote l s .  A 
r e l at ive , i f  not ab solut e ,  dec l i ne of room ut i l i zat ion might be expected 
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because annual  v i si tat ion to the park i ncr ea sed by o nly 5 per cent f rom 
1968 through 1 9 7 3  whi l e  the total  number of mo te l uni t s  ro se by 67  per 
cent ( Fi gure 2 and Table 28 , pages 17  and 103 , r e spect ive l y ) . Data on  
ut i l i zat ion of i nd iv idual mot e l s  are d i f f i cu l t  to obt a i n ,  but one  of 
the i nd i genous ly-owned , hi gh-qual i t y  mo t e l s  of Gat l i nburg r e l eased the 
f igur e s  shown i n  Tab l e  36 . These data i nd i cate a signif icant d rop 
i n  July  v i s i tat ion f rom 1 7 5 1  room-days in 1 9 69 to 1 35 6  in 1973 . F ive 
other i nd epend e nt mot e l  owner s stated that thei r  peak v i s i t ations were 
prior to  197 3 .  Thus actual ut i l i zation in certain  of the o lder  mot e l s  
may approximate  that whi ch wou l d  be pred i c t ed f rom f a l te r i ng park 
vi s i t at ion growth and acce l erat i ng motel-uni t growth . 
Lo cal ent r epreneur s  were fur ther r e s t r i cted by the amount of 
capit a l  avai lable loca l l y .  The co st of a l l  commerc i a l  const ruct ion in 
1973 was equal t o  one-quarter of Gat linbur g ' s gross  bu s i ne s s  receipt s 
that year (Tab l e s  8 ,  28 , and 29 , page s 28 , 103 , and 104 , re spect ive ly) . 
Cap i t a l  f or such a large i nvestment wa s not avai lable i n  Gat l i nburg . 
Large co rporations operat i ng i n  a regiona l  o r  nat iona l capi t a l  market 
were able to acquire the nec e s sary fund s ,  but mo st local  e nt repreneu r s  
had poorer acc e s s  to exogenou s capi tal  and were unaccu stomed t o  borrow­
i ng such lar ge sums . Only one local ly-owned , i ndepend e nt mot e l  
underwent const ruction i n  1973  exceedi ng the $ 1 50 ,000 l imit on  loans 
by loca l  bank s .  
Clear ly ,  chai n mo t e l s  are i n  a po s i t ion  t o  domi nate  the mot e l  
i nd u st r y  o f  Gat l i nbur g .  The i r  nat iona l images i n  t e rms  o f  f ac i l i t i e s  
and their nat i o na l  r eservat ion systems enab l e  them to  attrac t  c l i ente l e  
regard l e ss of  t r e nd s  i n  park v i si tat i on and u se of  the pr e-exi st ing 
local mo te l s .  
' ! 
TABLE 3 6 . Ut i l i zation (July  Hou s e  Count ) of One of the I nd i genous l y­
Owned , High-Qual i t y  Mot e l s  i n  Gat l i nburg , 1 9 68- 1 97 3 .  
July  House  Count 
Year ( room-day s )  
1 9 68 1 7 2 6  
1 969 175 1 
1 970 1 7 1 0  
197 1 1 6 1 4  
1 9 7 2  1 500 
1 9 7 3  1 356  
SOURCE ; Conf ident i a l  inf ormat ion obta i ned f rom owner . 
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I V .  LAND SALES SCHEMES AND THE EXOGENOUS MARKET 
I t  has been shown that out s ider s are act ive ly  engagi ng i n  l and 
specu l at ion o n  the per ipher i e s  of the f ragmented area in the Litt l e  
Pigeon D i st r i c t , and a n  exami nat ion o f  data on subd iv id i ng act ivity  
i nd icate s  that exogenous d evelopers contro l three o f  the  area ' s f our 
largest subd ivi sions (Table 26 , page 99 ) . Bec au se mo st buyer s are 
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exoge nous i nd ividual s ,  i t  i s  reaso nabl e to a s sume that a large port ion 
of al l l and sales  are between out siders bo th as  buyer s and sel l er s .  
Furthermore , the value o f  the land bei ng so ld i s  enhanced f ar 
beyo nd i t s  i nt r i ns i c  value i n  the local economy by the d emand of out-
sider s .  In the l arge promot iona l subd i v i sions and in some of the smal l e r  
subd i v i s ions deve loper s are ab l e  to purcha se land a t  t h e  low value set 
by local stand ard s and c reate an exogenou s d emand through regiona l or 
nat iona l  advert i s i ng .  S t roud has shown that promot iona l  ac t ivit ies  are 
7 the l ar gest expend i tures i n  subd i v i sions of thi s type . I nd i genous 
landowner s receive a comparative ly low pr ice  for undeve loped trac t s  
s i nce mo st of  the value i s  later created by the deve loper . The appeal  
to exogenou s buyer s  may be aided by the subd iv i sion ' s proximi ty to .. 
Gat l i nburg and the Gr eat Smoky Mou ntains Nat iona l  Park , but i t  i s  
relat ively i nd epe nd ent o f  any purpo se the land has served o r  may serve 
in t he local economy . 
7Hubert  B .  S t roud , "Ameni ty Land Development s a s  an E l ement of 
Geographic Change : A Case Study , Cumber l and County , T ennessee" 
( unpubl i shed Doctoral  d i s sertat i<?n ,  The Univer sity  of Tenne
.s see , 1 9 7 4 ) , 
pp . 8 5-87 . 
V .  RESORT GROWTH AND RURAL DEVELOPMENT 
Re sort d eve lopment often  has been suggest ed a s  a mean s  of 
improvi ng rural  economi e s  where f ew alternat ive commer c i a l  act ivi t i es 
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s eem f easibl e . The Gat l i nburg examp l e  i nd icat e s  that i nd ige nou s peop l e  
reaped mo st of the benef i t s  o f  ear ly d ev e lopment when  1 1mom and pop11 
bu s i ne s ses  predomi nat ed . Some i nd i genou s owner s  of commercial  land or 
sk i l led · bu s i ne s s  manager s have cont i nued to part icipat e in the bene f i t s  
of  l at e r  d evelopment , but a shi f t  o f  contro l t o  out side r s  began when 
abso lute  increment s of annual r eve nues  and v i s i t ations  became great 
enough to attract large recr eat io nal e nterpr i se s . The rec ent high l evel  
of i ncome i s  based o n  the  ear l i er year s of  i nv e stment and effort , but 
the i nd igenou s re sident s who e stabl i shed the cond i t io n s  of i ni t i al 
growth are not r eapi ng the great er reward s of  the recent large abso lute 
growth . 
The benef i t s  of Gat l i nburg ' s  growth we re e s s e nt i a l ly comp l e t e  
f o r  i nd ige nou s peop l e  by the mi d-1960' s .  Overa l l  benef i t s  t o  them have 
been quite  l imited s i nce about 1 9 68 . I n  terms of improv i ng i ndigenous 
\ . 
economic we lfare , much of  the growth s i nce that t ime has been mere ly 
1 1 gro\)lth for growth ' s  sake . "  The concern here i s  that the cont i nued pro-
ce s s e s  of r e so r t  d eve lopment soo ner or lat e r  may harm the economic 
we lfare of many i nd igenous  entrepr eneu r s  and land owne r s  through the i r  
lo s s  of  control  over l and and bu s i ne s s e s . 
Touri st-orient ed bu sinesses  seem par t i cular ly  su scept ible  t o  
exoge nous control  because their  c l i ente l e  co nsi st s  of out sid e r s  who may 
eve ntua l ly d emand f ami liar  serv i c e s . The ..t.i. se o f  chai n mo t e l s i n  
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Gat l i nburg , f or examp l e ,  may be vi ewed as  an  exogenous d emand for 
exogenous servi c es .  Who then is  l ikely to provide the se services? 
The experi ence i n  Gat l i nburg  suggest s that out sider s are in a more 
compet i t ive po s i t ion to f i l l  thi s r o l e . 
The out side r s ' compet i t ive advant age i s  consistent with  the 
• 
pr i nc i p l es of entrepr eneuri al  i nnovat ion and diffu siOn whi ch have  been 
8 9 di scu s sed by Pred and Thompso n .  The se wri ter s point out that i nforma-
t io n  genera l ly f lows f rom the nat ional  economi c  system to the sma l l er 
local economi e s  becau se the maj o r i t y  of i nnovat ions occur i n  large 
urban areas . Even i f  a new entr epreneuri a l  technique o r  f ac i l i ty i s  
d i scovered i n  a rural area o r  sma l l  town , i t s  d i ssemi nat ion usual ly  
t akes  p l ace through the larger i nt erurban system rather than d i rect l y  
f rom sma l l  center to  smal l cente r . Entrepreneu r s  operat i ng i n  the 
i nterurban economi c system have greater acce s s  to the f low of i nformat ion 
and are thereby more compet i t ive i n  re spond i ng to r i s i ng d emand s  for a 
part i cu l ar service . 
The shi f t  t o  exogenou s cont rol  i n  Gat l i nburg appear s to be a 
fundamental  aspect of i t s  st age of exponential  growth . The large 
abso lute i ncreme nt s af ter 1 9 60 probab ly  mark the poi nt at whi ch Gat l i nburg 
became a viable par t of  the nat iona l  economi c  sy stem and a spec i a l i zed 
extension of the high ly i nterconnected system of lar ge met ropo li tan 
center s .  I t  now has a d e st i ny mo re and more  t i ed to  the larger i nt er-
urban eco nomi c system . Because i t s  c l i ent ele  i s  exogenou s and i t s  
8 Pred , op . c i t . , p . 9 2 .  
9 Thomp son , op . ci t . , pp . 23-24 and 49-50 . 
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e nt repre neur s  are i ncrea s i ngly exoge nou s ,  Gat li nburg i s  becomi ng a 
p l ace for ou t s id e r s  to do bu s i ne s s  wi th  out sider s .  The character i st i c s  
o f  the mot e l  i ndustry  and mo st o f  the land sal e s  act iv i t y  reveal that 
Gat l i nburg i s  the locati on  of much ac tivity  whi ch does not i nvo lve 
local r e sident s and i s  not pred icated on values  e s t ab l i shed by the 
loca l eco nomy . 
Consi d er i ng the proces s e s  d i scu ssed above , r e sort d evelopment 
seems t o  hav e  improved the overal l economy of Gat li nburg wi thout 
nece s sari ly prov i d i ng commensurate benef i t s  to  the maj ority  of i nd ige nou s 
r e sident s .  Furthermor e ,  the shif t  of benef i t s  to ou t s id er s  appear s to  
be  a f undamental  charact e r i st i c  of advanced growth whi ch probab ly can  be 
expected wherever s imi lar dev e lopment t akes  p lace . 
CHAPTER VI 
CONCLUSIONS 
The co ncerns  expre s s ed i n  Chapter I ar e  warranted f u l ly by the 
ev idence pr esented in Chapter s II through V .  Economic growth ha s 
produced considerable impact on  the ro l e  of  Gat l inbur g ' s i nd i ge nous 
popu l a t ion  through a ser i e s  of  r e l at io nsh ips  i nvo l v i ng l and fragmenta­
tio n  and land and bus i ne s s  owne r ship change . The ear ly  year s of r e sort  
d eve lopment i nvo lved i nve stme nt r i sk and perso na l  sac r i f i ce a s  
i nd i genous re sident s set t h e  st age for future growth , b u t  i nd igenous  
part i c i pation d ecrea sed as  lo ng-te rm benef i t s  r eached their highest 
l eve l s .  Such a t r ansfer of  economic cont r o l  to newcomer s  and out sid e r s  
i s  not ant i c ipat ed by mo st regional growth mod e l s ,  but i s  consi stent 
with other examp l e s  of pionee r i ng act ivi ty . 
I .  THE PIONEER MODEL 
Gat l i nbu rg ' s i nd i ge nous r e sort entrepreneurs are ana logou s to  
pio nee r sett l er s  of  d eveloping agr i cultural  r egions who so  o f t e n  have 
lo st economic co nt r o l  to later immigrant s .  The f ir st wave of immigrant s 
are t he experiment er s  who se r i sk s  are gr eat and benef i t s  uncer tai n .  
Many early  f armer s give up their  ef fort s to  make f arms out o f  unknown 
re sour c e s , and other s f a i l to become economical ly  v i ab le . The least­
compet i t ive farmer s are replac ed by l at er wave s  o f  immi grant s who reap 
the benef i t s  of p r ev ious improvement s to the land and are thu s mor e  
l ikely  t o  succeed . Lat er sett l e r s  become t h e  benef i c i a r i e s  o f  eff or t s  
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expend ed by the ear ly exper iment ers , and l and and bus i ness cont r o l  are 
passed to them in a chain of  processes  which may be charac t e r i zed as 
t he pioneer mod e l . 
�road l y  st ated , the change i n  co nt r o l  of Gat l i nburg ' s  l and and 
bus i ne s ses i s  an exampl e  o f  sequent oc cupanc e i nvo l v i ng separate c u l t ur e  
group s . The o l d er sy stem was operat ed b y  i nd ependent local  e nt r epreneur s 
with hard ly any l i nkages to the i nt erurban economic sy stem . They were  
t i ed together by  a communi t y  i nf rastructure simi l ar to that of mo st 
sma l l  towns throughout Amer ic a .  The tour i st market consi sted of vi sitor s 
to the park and o the r s  at t racted by a " quiet vi l l age" image creat ed by 
communi t y  promo t i o n  and d i s semi nated p r imari l y  by word-of -mouth con­
t ac t s .  The system worked quite well ,  � nd local  entrepreneur s  pro spered 
i ncre asi ngly f rom 1 9 30 to the mid-1960 ' s .  
Even a s  loca l s  were enj oy i ng the i r  great est pro sperity  i n  the 
1 960 ' s ,  the change toward exogenous co ntro l had already begun . The new 
ent e rpri ses were l i nked i nex tricab l y  with the nat iona l  eco nomic system , 
and , i n  f act , they were the operatives of  that system . The new regime 
was superimpo sed on a l l  that had go ne before it . It s enterpr i se s  used 
the local  i nf ra st ructure , but their interest s were l arge ly i ncompat i b l e  
wi th those of  local  e ntrepreneur s .  For examp l e ,  the trend toward 
l arger , but f ewer ent erpr i ses l e f t  l i t t l e  opportunit y  for  the bu lk of  
i nd igenous bu s i nessmen who se ski l l s  and f i nanc i a l  asse t s  are  adequat e 
for " mom and pop" bu s i ne s ses but not for  l arge corporate end eavo r s .  
I n  a n  emo t ional appeal for local se l f -rel iance , West has 
comp l a i ned that " Southern Appal achi a i s  a co l o nial po s se s sion of 
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East e r n  based i ndustry . "  Pred state s ,  "The met ropo l i t an areas and 
c i t i e s  wi thi n b ackward and depres sed regio ns o f  advanced eco nomie s  
a lmo st alway s st and i n  a " co lo ni al" relationship to t he rema i nder of  
the nat ional  system of c i t i e s . 1 1 2 3 He and Ha l e  f eel  that the maj o r  
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urban c enter s within Appa l achia are examp l e s  o f  such a r e l at io nshi p .  The 
situation in Gat l i nburg support s the i r  c l aims i n  an eco nomi c though not 
po l i t i cal  co nt ext . The subord i nat ion of  Gat l i nburg ' s  eco nomy to the 
i nterurban eco nomic system i s  simi l ar to the subord i nation of po l i t ical  
co loni e s  to  their  mother count ri e s .  As in  Gat l i nburg , t he eco nomic 
act iv i ty of co l o ni a l  economies  t end s  to be pred icated o n  exogenou s 
value s , and t he maj or transac t io ns often  are between exoge nou s  buyer s 
and sel ler s .  
Pred v i ews  l arge corporate enterpr i ses l ike tho se i n  Gat l i nburg 
as maj o r  j ob-prov i d i ng or gani zat io ns with the capac i t y  to  domi nat e 
local  emp loyment i n  developing areas . 4 I n  thi s same v e i n  Ashc raft 
state s ,  ' ' Characteri st i ca l ly , peop l e  in underd eveloped areas have had to 
ad j u st or ad apt their habit s ,  l abor pat ter ns , and l if e  sty l e s  to the 
r equirement s impo sed by met ropo l i t an-based i ndust r i e s , or  by met ropo l i tan 
1Do n We st , " Romanti c  Appal achi a ," in Appa lachi a i n  
ed . by David S .  Wa l l s  and John B .  St ephenso n  ( Lexi ngto n :  
Press  of  Ke ntucky , 1 9 7 2 ) . 
the Sixt i e s , 
The U nive r s i t y  
. 2Al l an R .  Pred , Ma jor  Job-Prov id i ng Organi zat ions and Systems of 
C i t ies , Commi s s io n  on Co l l ege Geography , R e source Paper No . 27 
( Washi ngt o n ;  Association of Amer i can Geographe r s , 1 9 7 4 ) , p .  62 . 
3 C .  W .  Hale , "Emp loyment Spread Eff ec t s  i n  Appa lachi a and the 
South ,"  Growth and Change , Vo l .  3 ( 1"97 2 ) , pp . 10- 1 4 .  
4 Pred , Ma jor  Yob•Prov i d i ng Organi zat ions , op . c i t . , p .  62 . 
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powe r s  themselves . "  Simi l ar l y  Gat l inbur g ' s e nt repreneu r s  may have t o  
adapt to  the operational  pract ices  of large recr eat ional  e nterpri se s  
i n  order t o  remai n compet i t ive w i t h  them . Many have bee n unwi l l i ng or  
unab l e  to do thi s .  
I f  the pio neer mod e l  work s i n  mo st growi ng syst ems a s  i t  has i n  
Gat l i nburg , i t  may offer  a n  ef fect ive counter-argument t o  unlimi t ed 
growth . Cu l tural and physical  change have been and cont i nue to be 
rat iona l i zed o n  the basi s of  the perva sive not io n  that economic growth 
i nvar i ably improve s human wel f are . Much of the cha nge i s  i ncrea s i ngl y  
per ceived a s  environment al damage , but eco logical concerns have proved 
to be no mat ch agai nst the desire  for economic at t a i nment . Lo cal  
r e s id e nt s  may deplore the de st ruction of their  l a nd scape and the passing 
of f ami l iar t rad i t ions , but they gener a l l y  concede that such sac r i f ices  
mu st be made f or the economi c  good of the communi ty . Loc a l  dec i s ion-
maker s probably would  seek more manageab l e  rat e s  of  growth i f  they 
knew that mo st of the long-term benef i t s  of r apid growth accrue to 
newcomer s  and out sider s .  
I I .  VALUES IN ECONOMIC DEVELOPMENT 
How c an o ne j udge the va lue of Gat l i nburg ' s  mo st recent 
d ev e lopment ? At best it does not meet the requ irement s of Pareto 
opt ima l i ty si nce i nd i genous par t ic i pant s may have sust a i ned lo sses of 
5Norman Ashcr aft , Coloni a l i sm and Underdevelopme nt : 
of  Pol i t ical  Economi c Change i n  Brit i sh Ho nduras  ( New York : 




economi c we l f are . The t ypical  reac t i o n  to a shift  of benef it s to 
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out sider s such a s  that i n  Gat l i nburg i s  that i t  i s  somewhat unfai r .  A 
convent ional sense of  fair ne s s  wou ld r equire  that tho se who make 
sacr i f i c e s  and t ake r i sks should r eap the benef i t s  of the i r  effor t s ,  
but " f ai r ne s s" ha s never be en e st ab l i shed a s  an economi c pri nc ip l e . 
I ndeed , the pi oneer mod e l  i nd i cate s  that l at e r  par t i c i pant s often receive 
the maj or reward s of  effort s expend ed by e ar l i er par t i cipant s .  Nei ther 
i s  the r e  any obj ec t iv e  basi s to state that i nd i genous  control  i s  
i nherent ly more equi t ab l e  than co nt rol b y  out siders  or  newcomer s . 
Mo st eco nomi st s prefer to d i scuss  economi c  act ivity  a s  if i t  
we re tot a l l y  obj ec t ive and value l e s s .  Yet each d ec i sion  i n  the dai ly  
operation of an economic system i s  tempered by  the value s of i t s  
par t i c i pant s ,  and maj or value j ud gment s mu st b e  made  whenever a n  economi c  
development program i s  impo sed on an are a . In  the l at t er context it 
seem s  d e s i rab l e  that d ec i sion-maker s should be aware o f  the po s si b l y  
adver se impac t s which may accompany growth such as that of Gat l i nburg 
and should be prepared to d eal  with the value j udgment s i nvo lved . 
l l i . T HE EFFECT IVENESS OF REGIONAL GROWTH PROGRAMS 
The l o s s  of i nd i ge nous  co nt rol  over local economi c act ivity i n  
the pioneer mod e l  que stions  the e f f ectivene s s  o f  a l l  r egiona l  deve lop-
ment programs si nc e  p e r  c api ta i nd icato r s  can no longer be u sed as  
i pso f acto mea sures of lo ng-term benef i t s  accruing to i nd i genous peop l e . 
The c a se of Gat l inburg and the pionee r mod e l  support Hanse n ' s and 
6Pareto , op . c i t . , pp . 6 17-6 1 8 .  
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Wi nnick ' s co ncerns that d evelopment programs may improve the eco nomi e s  
o f  l o c a l  areas wi thout hel p i ng mo st i nd i ge nous reside nt s and chal l enge s 
the content and ori entat i on of regiona l  growth mode l s .  The economi st ' s  
admi ssion that he cannot eva luate soci a l  impact wou ld  seem to  demand 
that there be greater  par t i c ipat ion by soc i a l  scient i st s  i n  regi onal  
development programs . Growth mode l s  mu st i nc lude soc i al f ac to r s  as 
product ion output s if the improvement of i nd ividual we lfare  i s  their 
goa l . 
In  v i ew o f  the Gat l i nburg exper i ence , it  i s  evident that growth 
stimu l ators  can be highly  se l ec t ive i n  the i r  impac t s  o n  various 
cu lture  group s .  All  of thei r character i stic s vary f rom one form of  
d eve lopment to  another and are  l ikely to  cause d ifferent t ype s and 
d egrees of soc i a l  impact . For examp l e , the e stab l i shment of a large 
munic ipal airport o r  defense i nst a l l ation  may produce great er social  
impact than re sort  deve lopment becau se o f  even l arger land requi rement s 
and more rapid rates  of growth . Soci al  impact vari e s  eve n  wi thi n resort 
d evelopment si nce entry co s t s  and l and requirement s r ange f rom tho se 
of 1 1mom and pop" touri st bu s i nesses  to l arge second-home subd ivi sions . 
I n  Gat l i nburg , for  i nstance , the maj or shif t s  to exoge nous control  came 
af ter  1 9 60 whe n  the s i ze of resort ent erpr i se s  i ncreased nat iona l l y  and 
loca l ly . 
What can be done to improve the e f f ectiveness of regi onal  growth 
mod e l s ?  If eco nomi c growth i s  to serve a u sefu l  purpo se , deve lopme nt 
programs mu st begi n with c l ear ly-stated goa l s , and growth st imulators  
mu st be cho sen f or the i r  ef f ect iveness in  achi ev i ng these goal s .  
Programs mu st f ocus not only  o n  target areas but primari ly  o n  target 
peopl e  identi f ied by the i r  need s .  Regiona l  p l anner s mu st  exami ne the 
speci f ic characte ri sti c s  of various growth st imu l ato r s  i n  regard t o  
the i r  eff ect s  o n  the t arget popu l at ion  and other s .  
The goa l  of i ncreased per c api ta i ncome i gno r e s  the st ructure 
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of i ncome d i st r ibut i o n  whi ch varies  considerably f rom one t ype of 
development to another . For examp l e , i ndu st r i a l  development concentrat e s  
o n  t he wage-earne r , whi l e  for e st  product i o n  chi ef ly be nef i t s  l and 
owner s and ent r epreneurs . Resort  d evelopme nt such a s  that of Gat l i nburg 
may benef i t  a smal l group of local ent repreneur s havi ng the capi t al and 
exper t i se to compete with  out sider s ,  but growth may simu lt aneously  
di splac e  the maj o r i t y  of  sma l l  local  bu s i ne s s  owner s .  I n  each case the 
e f f ect s result  f rom a combi nat ion of attribute s  such a s  sy stem size , 
l and r equi rement s ,  ent ry co st s ( compar ed to capi tal avai lab l e  local l y ) , 
and exogenou s att rac tions . 
The Gat l i nburg examp l e  sugge st s that the r e l at ed f actor s of 
growth rate a nd s y stem s i ze are  important det ermi nant s of soc i a l  impact . 
A rapid rat e  of growth acce l erate s the need for exogenou s i nput s of 
capi t a l  and l abo r and i ncrea s e s  the system ' s at trac t ivene s s  to out side 
ent repre neurs . Ext remely r apid rat e s  may exceed the capac i t y  of 
i nd i ge nous peopl e  to ad j u st to new commerc i a l  s i tuat ions thus  gi ving 
experi e nced exogenous e nt r epr eneu r s  a comparative advantage . The s i ze 
of  t he system af f ec t s  i t s  image and at t r ac tiveness  to out siders  and may 
i nf luence the s i ze of compo ne nt enterpr i se s . A large , r apidly expand i ng 
system i s  l ik e l y  to attract l ar ge , exoge nou s l y-cont ro l l ed enterpr i se s  
a s  certain  economi e s  o f  scale become po ssibl e .  Thi s t r e nd i s  e spec i a l l y  
not iceab l e  i n  Gat l i nburg ' s new mot e l  const ruction  where la rge 
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e nterpr i se s  appear to  be mo st  compet i t ive . Conver sely , ecoromic 
growth paced accordi ng to  the adj u stment capac i t y  of the target 
popu lation shou ld permit i nd i genous people  to retain  co nt ro l of  local 
economi c act ivi t i es . 
An i nherent problem of many rur al  d evelopment programs i s  that 
they enti ce large corporate enterpr i se s  i nto areas wi th e s sent i al ly no 
hi story · of commerci a l  act i v i ty . Touri sm i s  e spec i a l l y  touted as  a 
growth s t imu lator  for regions  i n  whi ch no other commerci a l  act ivity 
seems feasi b l e . The entry cost s of  1 1mom and pop" tour i st bu s i nesses  may 
have permi tted i nd i genou s cont r o l  prior to 1 960 . Si nce that t ime 
touri sm has grown i n  impor t ance nat iona l l y , and touri st i ndustries  have 
i ncreased i n  size . The large corporate enterpri ses of today are l ikely 
to have less i nd i ge nou s par t i c ipat ion becau se thei r entry  cost s and 
l eve l s  of expert i se ge neral ly exceed tho se av ai l able loca l ly .  
An empha si s upo n economi c improvement for local  peo p l e  rather 
than local areas nec e s s i t at e s  co n s ider at ion of the att r act io n  each 
growth stimu l ator has for out sider s . New resident s  may be a func t i o nal  
part of  the d evelopment program , but they shou ld  no t be a l lowed to 
d i sp l ace the t arget popul at io n .  Me asures of success  should  re lat e  
spec i f i cal ly to the target popu l at ion and should no t be obscured by 
be nef i t s  f lowi ng to other s .  As thi s stud y has shown , rapid resort 
d eve lopment i s  high l y  att ract ive to out side e ntrepreneu r s  and land 
purchasers  o nce the p l ace has a regional  o r  nat iona l image and i t s  real 
o r  pote nt i a l  tour i st  vo lume s suppo rt l arge enterpri ses . 
The Gat l i nburg exper ience i nd icat e s  that land owne r ship i s  a 
useful  measure o f  partic i pat i o n  i n  lo ng-term benef i t s accrui ng f rom 
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eco nomi c growth .  Thi s f i nd i ng imp l i e s  that l and requi rement s are  a 
signi f i cant a spect of each growth stimu l ator si nce new l and uses  may 
require l and sal e s  to exoge nou s e ntrepreneur s  and r e s ident s .  The pro-
c e s s  i s  most obv i ou s  where large amount s of land ar e r equired as  i n  
re servo i r  o r  new-town co nstructi o n ,  but i t  occur s t o  varyi ng d egrees i n  
al l types of development . The appreciat ion o f  l and values  makes land 
sa l e s  an at t r active source  of i ncome for i nd igenous land owner s ,  and 
i nc r eased t ax a s s e s sment s may f orce  some land owner s to se l l . The se l l er 
may f i nd that such wi ndf al l prof i t s  are i l lu sory whe n  he t r i e s  to  
r e i nvest  i n  compar ab l e  land . 
I V .  CONT INUING RESEARCH 
Thi s r e search has f ocused upon a r e l atively  smal l area , but the 
proce s s e s  operat i ng i n  Gat l i nburg sugge st the need for expanded stud i e s  
of eco nomic growth i n  regions of  al l size s .  The app l i cabi l it y  of the 
pioneer �od e l  shou ld be t e s t ed at every deci sion-maki ng l ev e l  of the 
areal h i erarchy . What are the imp l i cat ions of subregi o na l  growth to 
the l a rger region?  Loca l  peop l e  are par t i c ipat i ng l e s s  and l e s s  i n  
Gat l i nburg' s eco nomi c acti v ity , but Gat l i nburg ' s  growt h may have add ed 
to nat io nal we l f are si nc e  virtual l y  al l i t s  l a nd and bu s i ne s s  owne r s  are 
7 i nd i ge nous r e sident s of the Uni t ed State s .  Heretofore  economi c growth 
has been perce ived as  desirab l e  at every deci sion-mak i ng l eve l , but the 
operation of  the pio neer mode l  could l ead to co nf l i c t s  between local , 
7Wi nnick questions even thi s  premi se s i nce much of the growth 
evident i n  Gat l i nburg cou ld have taken p l ace at another s i t e  wi thi n the 
l arger regio n .  Wi nnick , op . c i t . , pp . 27 3-283 . 
s t ate , and nat i o na l  i ntere st s simi l ar to tho se now encountered i n  the 
p l acement of noxious  f ac i l i t ie s .  Regional  growth programs  wi l l  have 
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to add r e s s  these co nf l ict s ,  and the i s sue wi l l  be mor e  eas i ly r e so lved 
if the target popu lat i on re sid e s  in the impact ed area . 
Doe s  expone nt i a l  growth of an ent i r e  system r equir e exogenous 
i npu t s  at  al l l eve l s  of  the areal hier archy? There are i ndi cat ions that 
it  d o e s  but with greater and great er r e st r i c t ions on the avai labi l it y  
o f  exoge nous r e source s .  A s  region s ize increases so d o e s  the degree to  
whi ch each economi c syst em i s  c l o sed to exogenou s participat ion becau se 
of po l i ti c al  bar r i er s  and f ri c t i o n s  of d i st ance . I nteraction  betwee n 
r egi ons i s  great e st at the local  l evel and i s  sub stant i a l  at the state 
l eve l , but i nt e r nat ional r e st r i ctions s i gni f i cant ly  l imi t exogenous 
par t i ci pat ion i n  nat i onal eco nomi e s , and the global eco nomy i s  e s sen-
t i a l ly a c lo sed system . 
G loba l growth and i t s  limit s current ly debat ed i n  scient i f i c  and 
popu lar l i terature may we l l  be an extension of the pro c e s s e s  observed i n  
Gat l i nburg . Ma lthu s  treat ed the u l timate l imit a s  a function  of wo r ld 
popu latio n ,
8 but Meadows and other s have not ed that i nd u s t r i a l  cap i t a l  
per capi ta i s  equal ly  impo rtant . 9 The d evelopment of  a region u sua l l y  
i nvo lves  i nc r ea s e s  i n  cap i t a l  per capi t a ,  a s  we l l  a s  total  popu lat io n ,  
8 Thomas R .  Ma l thu s , An E s say on Popu l at io n ,  Vo l .  1 :  Check s o n  
Popu l at ion  ( Lo ndon : J .  M .  Dent and Sons  Ltd . , 1958 ) , p .  5 .  
9De nni s L .  Meadows et al . ,  The Limi t s  to  Growth ( New York : 
The New American Library , I nc . , 197 2 ) , pp . 45-5 1 . 
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and i ncreases the d emand for i nd i genous re sourc e s . The two f acto r s  are 
i nve r se l y  r e l ated accord i ng to the formu l a :  
Where : p - Total  Popu lat ion of  Region 
k Cap i t al per capi t a  
K Aggregate Capi tal  
RI Total  Ind i genous Resources 
RE Impor t ed Exogenous Resourc e s  
T h e  wor ld r egio n i s  unique o n l y  i n  that t h e  possibi l i ty o f  exogenous 
i nput s is  prac t i c a l l y  no nex i st e nt . 
Vi ewed i n  thi s per spec t ive it  appear s that global growth has 
been  l imi t ed whenever the expand i ng system has exhau sted i t s  r e sources 
at  a given t echno logy . Wor ld popu l at i o n  growth rat e has d ec l i ned 
s ignif i cant ly  four t imes s i nce 8000 B . C . , and i n  each case more rapid 
rat e s  e nsued when r e sources  were redef i ned by advanc ement of techno logy 
or improved systems of soc i et a l  organi zat io n .  Smal l er regions have 
f r equent ly exhau sted the i r  r e sources and decrea sed their economi c or 
popu l at ion growth rat e s  or hav e turned to exogenous re source s  and 
contro l .  
Toynbee ha s suggested that many 1 1deve lopi ng1 1 nat ions of today are , 
i n  a sense , 1 1 overdeve loped11 s i nce mo st of the prob l em areas were o nce 
f 1 . ' 1 '  . 10  c�nter s  o e ar  y c �v �  � zat �ons . In  nat ions  such a s  I nd i a  and Egypt 
10 Ar no l d , .J . Toy nbee , A St udy of H i story , Vo l .  IX  ( Lo ndon : 
Oxford Unive r s i ty Press , 1954) , pp . 287-295 . 
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popu l at i o n  growth i ncreased aggregate capi t a l  to  the l imi t s  of 
i nd i ge nous r e sou rce s and the r egi ons  ret rogre s sed to co loni a l  status 
and exogenou s contro l . Advanc e s  i n  techno logy have cont i nua l ly redef i ned 
re source � 4nd c er t ai n regi ons , not ably the mideast w�th the r i si ng 
demand for oi l ,  have begu n a new a scent . 
A c lo sed sy stem can operate eff ic i ent ly a s  long a s  i nd i genous  
re source s are suf f i c i e nt , but thi s research sugges t s  that rapid growth 
eventual ly r equi r e s  exogenou s re sources  and experti se . The degree to 
whi ch a sy stem i s  open or c lo sed i s  c r i t i c a l  to sustai ned exponent i a l  
growth . Nat i o nal  eco nomi es have t r ad i t io na l ly o perat ed a s  semi-c lo sed 
syst ems , but Brown and othe r s  hav e emphasi zed the need for greater i nter-
1 1  action betwe e n  nat i ons f aci ng growi ng sho r t age s of i nd i ge nou s r e source s . 
Brown no te s  that mu l t i-nat ional corporations  ef f ectively  open nat ional  
. . 1 2  b s f 1 h h 1 . economi e s  to exogenou s � nte ract � o n ,  ut t o ne ee s t at t e c o s � ng 
of nat ional  bo rde r s  may be acc e l erated as  global limi t s  to  growth are 
1 3  approached . The proj ected global limit re su lt s f rom the simu l taneous 
overdeve lopment of aggregat e cap i t a l  i n  al l the wor ld ' s  maj or regi ons 
si nce no mechani sm for large extra-ter r e st r i a l  i nput s i s  current l y 
avai l ab l e . Once that poi nt i s  re ached , g loba l growth can be sust a i ned 
only  through a subst ant i a l  redef i ni t io n  of r e sources based on even 
hi ghe r  techno logies  than those of today . 
1 1  Le st er R .  Brown , Wor ld Without Border s ( New York ; Random 
Hou se , 197 2 ) . 
1 2 Ibid . ,  pp . 209-229 . 
1\ i rk H .  S t o ne , per so nal i nterview , November ,  197 2 .  
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The proc e s ses  b y  whi ch growth and dec l i ne o f  an area t ake p lace 
re lative  to the dep l e t ion of maj or r e sour c e s  can be ident if i ed a s  a 
c r i t ical  focu s for  future re search . Hi sto r i c a l  stud i e s  through a 
broad range of system s i ze s  cou ld resu l t  i n  a more spec i f i c  mode l  of  
economi c growth i n  regard to the impact of t echnology , r e source avai l-
abi l i t y , and charact e r i s t i c s  of growth st imu lat or s . An at t empt shou ld 
be mad e  to d ef i ne the lev e l s  of growth rate and system s i ze at whi ch 
exogenou s contro l i s  mo st l ik e ly i n  each r egi o n .  
The data presented i n  Chapters  I V  through V bo l ster  F r i ed ' s 
cont e ntion that land owne r ship and tenu re are keystone s of cu l tural  
14  domi nance . Commerc i a l - and pot e nt i a l commercial-site  owner shi p s  ar e  
e spec i a l ly i nf luent i a l  o n  the ba lanc e  o f  cont rol  between rival cu ltur es .  
Yet , studi e s  of r e sort  d eve lopment and other economi c growth have l arge ly 
ignored soc i a l  impact wi th the excuse that it  cannot be measured 
obj ect ively . Thi s study sugges t s  that land and bu siness  owner shi p are 
measurabl e  i nd icators  of culture change whi ch shou ld be app l i ed to other 
types of eco nomi c  growth through a wide range of regi on  s i ze s . 
Resort d evelopment i t se lf requires  add i t iona l  r e search becau se of 
i t s  si gni f i cant cu l tural  and phy s i cal impact s .  Recreat io na l act ivity  
of t en cent e r s  on  areas who se cul tur e s  are  margina l  to the  domi nant 
nat ional cu ltur e . The accu l turat i on  of i nd i genous resident s into the 
domi nant national cu l t ure and the as simi lation  of new r e s ident s i nto 
r e sort  cultur e s  appear to be f r u i t f u l  areas for future research . To 
1 4Imr e  Sutto n ,  rev i ew of Red Man ' s Land/White  Ma n ' s Law , by 
Wi l comb E .  Washbur n ,  The Geogr aphical Rev i ew , Vo l .  6 3 , No . 3 (Ju ly , 
197 3 ) , p .  4 1 4 .  
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what ext ent does  economi c growth e ncour age cultural cont ac t s  and l a nd 
a nd bu si ness  owner shi p  change ? Resort d ev e lopment may be e specia l ly 
i nf lue nt i a l  i n  thi s regard becau se of i t s  l arge l and r equirement s and 
because  touri sm by d ef i ni t io n  i nvo lves exoge nou s cont act s .  
Soci a l  co st s such as a r i s i ng cr ime r at e  and the lo s s  of cont r o l  
over o ne ' s surround i ng s  may be among t h e  mo st import ant impact s o f  
rapid d eve lopment . Di scu s sions  wi th Gat l i nburg ' s  re sident s r eveal the 
need for a d etai l ed analy si s of soc i a l  co st s and benef i t s  r e su l t i ng 
f rom economi c growth . 
The impor t �nt process  of land scape change has not bee n add r e ssed 
exp l i c i t ly by thi s study . Economi c growth and l andu se change have 
produced consid e rab l e  land scape change and environment a l  impact i n  the 
Lit t l e  Pigeo n Di s t r i ct . Gat l i nbur g ' s image a s  a picture sque mou nt a i n  
v i l l age h a s  suff e red , and Pigeo n Forge h a s  given way to  touri st st r i p  
d ev e lopment typi c a l  of F lorid4' s r e sort s .  Many local bu s i ne s sme n f ee l  
I ,. 
that Gat l inburg ' s  c l i e nt e l e  has changed becau se of i t s  new commerc i a l  
image . Future re search should  exami ne the po s s i bi l it y  that cont i nued 
growth i s  not compatible  wi th the amenity image and r e su l t ant touri sm 
whi ch have stimu l ated Gat l i nburg ' s  eco nomy f rom 1 9 30 to the present . 
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